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NEGATIVE DECLARATION

Morin County
Environmentol Coordinqtion ond Review

Pursuont to Section 2.1000 et. seq. of the Public Resources Code ond Mqrin County
Environmentol lmpocf Review Guidelines ond Procedures, o Negotive Declqrotion is hereby
gronted for the following project.

l. Project Nome:

2. Locqlion qnd Descripfion:

Spirif Rock Meditotion Center Moster plon Amendment

5000 Sir Froncis Drqke Blvd, Woodocre, Coliforniq
Assessor's Porcels 17 2-350-35

The project sponsor proposes minor qmendments to the Mqster Plon gronted for tt_ae Spirit Rock
Meditotion Center in ,l988. 

Following preporotion of on lnítiol Study ond odoption of o Negotive
Declorqtion, the I9BB Moster Plon wqs opproved to estoblish o development qreo envelope ond
provided q fromework governing the uses, the intensity of uses, qnd the development of the site.
The proposed Moster Plon Amendment is described os "Phose 4" of the project (supplementing,
ond in some coses modifying, the ,l988 

Moster Plon qnd its implementing Precise Development
Plons, Phoses 1,2, qnd 3). The sponsor expresses two moin gools thot the Moster plon
Amendment is intended fo occomplish:

l. To relocqte opproved buildings owqy from environmentolly sensitive oreos ond odjust ihe
development oreq boundory to exclude sensitive hobiiots ond to include disturbed qreos
olreody served by infrostructure while providing for development of o limited number of new
fqcílities. (Refer fo Secfion Vttl.B.l, Adjustment of Developmenf Sife Boundories, below for
proposo/ fo exchonge sensifive /ond oreos wîth disturbed oreos with the Mqrin County porks ond
Open Spoce Disfricf.)

2. To control lond use ond ottendonce, the projeci proposes to reploce exisling populotion limits
estoblished by conditions of the Mosier Plon opprovol with implementotion of q "Resource
Protection Plon" to oddress populoiion reloted issues through property monogement proctices.

3. Project Sponsor: Spirit Rock Meditotion Center

4. Findíng:

Bosed on the ottoched lnifiqlstudy ond without o public heoring, it is my judgment thot:
The project will not hqve o significont effecÌ on the environment.I

X The significont effects of the project noted ín the lniliol Siudy o¡oched
mitigoied by modifícotions to the project so thqi the potentiol odverse

hove been
effects ore

Dote: zl z¿l 4ø
Envir Coordinqtor

Bosed on the ottoched lnitiql Study ond the testimony received of o duly noiiced public
heoring, o Negofivé Declorotion is gronted.
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 ______________________________________________ Date: _________________________ 
  Chairperson, Planning Commission 
 
 ______________________________________________ Date: _________________________ 
  Hearing Officer 
 
 ______________________________________________ Date: _________________________ 
  President, Board of Supervisors 
 
 Appeal: Subsequent to an appeal of the granting of a Negative Declaration and based on 

the testimony received at a duly noticed public hearing on the appeal, the record of the 
public hearing on the Negative Declaration and the Initial Study, a Negative Declaration is 
granted. 

 
 ______________________________________________ Date: _________________________ 
  Chairperson, Planning Commission 
 
 _____________________________________________ Date: _________________________ 
  President, Board of Supervisors 

 
5. Mitigation Measures: 
 
  No potential adverse impacts were identified; therefore, no mitigation measures are 

required. 
 
  Please refer to mitigation measures in the attached Initial Study.  
 
  The potential adverse impacts have been found to be mitigable as noted under the 

following factors in the Initial Study attached. 
 
  (List Initial Study Sections and Mitigation/Monitoring) 
 
 All of the mitigation measures for the above effects have been incorporated into the 

project and are embodied in conditions of approval recommended by the Marin County 
Community Development Agency - Planning Division. 

 
 Other conditions of approval in support of these measures may also be advanced. 
 
6. Preparation: 
 
 This Negative Declaration was prepared by Scott Davidson, PMC, for the Marin County 

Community Development Agency - Planning Division. Copies may be obtained at the 
address listed below. 

 
Marin County Community Development Agency 
Planning Division  
3501 Civic Center Drive, #308 
San Rafael, CA  94903 
(415) 499-6269   Monday - Friday, 8:00 a.m. to 4:00 p.m. 
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I. GENERAL INFORMATION 

A. Project Sponsor’s Name and Address:  Spirit Rock Meditation Center 
  5000 Sir Francis Drake Boulevard 
  Woodacre, CA  94973 

B. Lead Agency Name and Address:  Marin County Community Development Agency 
  Planning Division 
  3501 Civic Center Drive, Room 308 
  San Rafael, CA 94903 

C. Contact Person and Phone Number:  Veronica Corella-Pearson, Project Planner  
  (415) 499-6269 

D. County Decision-Maker 
for Application: Marin County Board of Supervisors 

E. Additional Agency Requiring 
 Permit: San Francisco Bay Regional Water Quality Control 

Board: Waste Discharge Requirements and 401 
wetlands Clean Water Act certification; U.S. Corps 
of Engineers: wetlands delineation; U.S. Fish and 
Wildlife Service and California Dept. Fish and 
Game: consultation 

II. PROJECT INFORMATION 

A. Project Title:  Spirit Rock Master Plan Amendment 
  (Phase 4 Development Proposal)  

B. Type of Application:  Master Plan Amendment (Original Master Plan 
approved August 30, 1988) 

C. Project Address and Location:  5000 Sir Francis Drake Boulevard  
  Woodacre, CA 94973 
   Assessor’s Parcel 172-350-35 

The 409.3-acre property is located within the 
Countywide Plan mapped Inland Rural Corridor in 
the San Geronimo Valley, approximately 0.25 mile 
north of the town center of the unincorporated 
community of Woodacre, just east of the intersec-
tion of Railroad Avenue and Sir Francis Drake Bou-
levard (refer to Figure 1).  

D. Countywide Plan Land Use  
 Designation:  AG2  (Agriculture, 1 residential unit per 10–30 acres) 

E. Community Plan:    The San Geronimo Valley Community Plan 

F. Zoning:  ARP-20 (Agricultural, Residential Planned District; 1 
residential unit per 20 acres)  
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III. INTRODUCTION 

The Spirit Rock Meditation Center (SRMC), located within the San Geronimo Valley Community 
Plan boundaries, is a nonprofit religious and training organization that teaches Buddhist practices. 
In its application, SRMC states its intention that “through these practices, people are able to open 
their hearts, live more in the present moment, and engage the world around them with greater 
wisdom and compassion.” SRMC notes that many of its students go on to become environmental 
activists, volunteers in social-benefit organizations, or founders of new community service projects 
in Marin. SRMC states it achieves this end primarily by providing Buddhist silent meditation retreats 
as well as classes, trainings, and Buddhist Dhârma study opportunities for new and experienced 
seekers from diverse backgrounds. SRMC’s programs are grounded in the Buddha’s teachings in 
the Theravadan Buddhist tradition. SRMC offers a variety of programs and retreats including day-
time workshops, overnight retreats that can last several days or several weeks, and large-scale 
special events in which respected religious leaders address the community. 

The Spirit Rock Meditation Center (SRMC) has submitted a Master Plan Amendment application 
proposing minor modifications) to the 1988 Spirit Rock Master Plan approved by the County of 
Marin in 1988 (Board of Supervisors Ordinance No. 2981) for a Buddhist retreat center. Prior to 
approving the 1988 Master Plan, the County of Marin prepared and adopted a Mitigated Nega-
tive Declaration. The 1988 Master Plan approved conceptual designs and development im-
provements and prescribed specific limitations to the number of occupants for daily events as 
well as special retreat events. Prior to approving the 1988 Master Plan, the County prepared an 
Initial Study of Environmental Impact and adopted a Mitigated Negative Declaration in com-
pliance with the California Environmental Quality Act. The following subsequent Precise Devel-
opment Plans (as well as other discretionary approvals) were granted by the County.  

• 1989 Precise Development Plan, Phase 1  

• 1991 Precise Development Plan, Phase 2  

• 1995 Precise Development Plan, Phase 3  

In 1997, the County determined that the 1988 Master Plan approval was vested upon approval of 
the Phase III Precise Development Plan on December 7, 1995.  (Please refer to Section VII, County 
Permit Approval History, below for further discussion on the development history of SRMC.)   

As will be explained, this Initial Study utilizes two baselines to address legal requirements for projects 
where an applicant has prior vested approvals. The primary baseline will consist of the approved 
“vested” levels of development under the vested rights belonging to the applicant. In some in-
stances, this means that impacts will be measured from prior approvals, which have yet to be de-
veloped, but that were approved by the 1988 Master Plan that was supported by the Spirit Rock 
Master Plan Negative Declaration. This prior environmental document is used in the analysis to 
show how project impacts compare to impacts considered in the prior project approval, which 
may have yet to occur. The incremental changes arising from the minor modifications set forth in 
the project applicant’s proposal  are evaluated to provide a complete picture of the impacts 
from the Master Plan and the minor modifications which are the subject of the application. As an 
alternate baseline, the current existing conditions, without regard to the applicant’s vested rights, 
will be evaluated. This dual baseline protocol is being utilized in this Initial Study out of   an abun-
dance of caution in light of the recent decision of the California Supreme Court in Communities for 
a Better Environment v. South Coast Air Quality Management, that identified a preference for 
analysis that examines conditions, as they exist at a project site and environs.  
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The rationale and legal basis for the above-described approach to environmental review, and the 
definition of the primary baseline and the alternate baseline are described in greater detail in Sec-
tion VI.D of the Initial Study. In the analysis of each environmental issue area, the proposed project 
is evaluated against both baseline conditions. Analysis of the primary baseline will include, where 
applicable, discussion of the potential impacts and associated mitigation measures identified in 
the 1988 Spirit Rock Master Plan Negative Declaration, as well as discussion of new mitigations that 
may be appropriate to address impacts resulting from the proposed project.  

IV. LOCATION AND ENVIRONMENTAL AND PHYSICAL SETTING 

A. Location 

The SRMC property is located within the Countywide Plan (CWP) mapped Inland Rural Corri-
dor within the San Geronimo Valley, which is characterized by wide valleys surrounded by 
rolling hills. The main communities in the San Geronimo Valley are Woodacre, San Geronimo, 
Forest Knolls, and Lagunitas. The property is located approximately 0.25 mile north of Woo-
dacre, the nearest community. SRMC is accessed off Sir Francis Drake Boulevard, the main 
road traversing the San Geronimo Valley in an east-west direction. The property, located on 
the north side of Sir Francis Drake Boulevard, has approximately 4,230 lineal feet of frontage 
along the north side of the roadway. Much of the San Geronimo Valley is designated as 
open space and agricultural land, with low-density residential uses within or near the four 
communities (refer to Figure 1).  

B. General Environmental Setting 

Within the area of the Spirit Rock Meditation Center’s 409.3-acre property is a County-
approved development area with designated boundaries consisting of approximately 38.6 
acres (refer to Figure 2). While there have been two minor changes to the boundary lines 
over the past 20 years, the total acreage within the boundary has not changed. Due to the 
distance from Sir Francis Drake Boulevard and orientation of the development area, no exist-
ing development at the site is visible from Sir Francis Drake Boulevard. 

The development area lies at the floor of a southeasterly-trending valley with slopes varying 
from generally flat to gentle slopes approximately 4:1, horizontal to vertical, and with eleva-
tions ranging from 450 above mean sea level to 700 feet above mean sea level. The majority 
of the building sites are situated on south-facing and north-facing slopes. A seasonal creek (as 
identified by the WRA “Biological Impact Assessment Report”) (sometimes referred to as Spirit 
Rock Creek), a tributary to San Geronimo Creek, runs northwest to southeast through the cen-
ter of the developed area. Two additional seasonal creeks located northeast of this central 
creek connect to the central creek within the development site. Together these creeks are tri-
butaries to San Geronimo Creek, a blue-lined creek as mapped on USGS Map (San Geronimo 
Quadrangle N3800-W12237.5), which runs almost parallel to, and along the south side of, Sir 
Francis Drake Boulevard. Each of these seasonal creeks, as well as San Geronimo Creek, is sub-
ject to the Countywide Plan (CWP) Stream Conservation Area (SCA) policies. North of this cen-
tral creek lies a series of southerly-trending ridge spurs that extend into the valley floor toward 
the creek, with intervening, steep-sided, and incised drainage ravines. Several of the ravines 
are seasonal drainages and include riparian vegetation along the banks. The north-facing 
slopes on the south side of the valley floor have a less steep, rounded topography and contain 
colluvial/debris fan deposits. Adjacent to the central creek are level alluvial terraces of ap-
proximately 4 to 8 feet in height that are generally steep-sided with scouring and erosion evi-
dent. The southeast, central, and north portions of the property consist of open grassland with 
scattered oak and bay trees. The southwest portion of the property is densely covered with 
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oak and bay trees and some redwoods. The project is not located within a Federal Emergency 
Management Agency (FEMA) 100-year flood hazard zone or otherwise mapped flood area. 

C. Land Areas Protected by Conservation Easements 

Land areas outside of the development area boundaries are subject to either Marin County 
Parks and Open Space District (MCPOSD) easements (245.2 acres total) or Marin Agricultural 
Land Trust (MALT) easements (125.5 acres total).  The property has elevations ranging from 
386.7 feet above mean sea level at the southern end of the property along Sir Francis Drake 
Boulevard to 1,386.3 feet above mean sea level at the highest northern ridge. The project 
sponsor is proposing to exchange certain protected land areas with the MCPOSD in order to 
protect additional sensitive areas now within the development areas and release certain 
land areas for future development, including on-site sewage disposal system expansion. 
Running along the northern portion of the SRMC property, between the northern MCPOSD 
and MALT easement areas, is a MCPOSD pedestrian and equestrian easement for future trail 
development (refer to Figures 3 and 5). (Refer to Section VIII.B.1, Adjustment of Development 
Site Boundaries, of this Initial Study for further discussion of proposed land area exchange.) 

D. San Geronimo Creek and Tributaries Through the Development Area 

The development area is located across two sub-drainages of the San Geronimo Creek wa-
tershed, which are within the greater Lagunitas watershed. The Lagunitas watershed has 
been identified by the National Marine Fisheries Service and the California Department of 
Fish and Game as one of the most important watersheds for coho salmon along the Central 
California Coast.  

The San Geronimo Creek, as well as the seasonal tributaries through the development area, are 
subject to the CWP Stream Conservation Area (SCA) policies to protect riparian and stream re-
sources. San Geronimo Creek is known habitat for the federal- and state-listed endangered co-
ho salmon. Also, a portion of San Geronimo Creek is listed by the U.S. Fish and Wildlife Service as 
critical habitat for the federally-threatened steelhead. To improve and maintain fishery habitat 
within the San Geronimo Valley the County of Marin commissioned the preparation of a Salmo-
nid Enhancement Plan (SEP) to provide science-based recommendations to support viable 
populations of salmon and steelhead trout within the Lagunitas Watershed. On February 9, 2010, 
the Board of Supervisors accepted the SEP as complete. The SEP is not a regulatory document, 
but will be considered in development of future habitat protection programs. One such pro-
gram, a draft Riparian Vegetation Ordinance for the Lagunitas Watershed, was released for 
public review and may be applicable to the Spirit Rock Master Plan Amendment either as an 
advisory document or as an Ordinance depending on the timing of County action.  

Several 1988 Master Plan approved structures are located within the SCA. These structures 
are proposed to be removed or relocated. (Refer to Figure 4.) An easement is proposed to 
be granted to the MCPOSD over a 0.79-acre SCA (identified as parcel R-3 on Figure 5). A 
qualitative assessment of potential fish passage barriers along a reach of the central creek 
conducted by WRA (refer to WRA “Biological Impact Assessment Report”) found that four 
potential barriers to fish passage were determined to occur within the survey area; however, 
no steelhead or coho salmon were encountered through the course of the survey. Existing 
structures and locations approved through the 1988 Master Plan are proposed to be re-
moved (refer to Section IV.I.3, Land Use and Activity Subareas and Improvements, below for 
further discussion) from the required SCAs, although no definitive SCA map/plan showing the 
required setbacks has been submitted (Refer to Section XIII.7, Biological Resources, and Sec-
tion XIII.1, Land Use and Planning, of this Initial Study for further discussion.)  
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E. Wetlands 

Located within the southeastern section of the development area are seven delineated ju-
risdictional seasonal wetlands, Section 404 Wetlands of the U. S., totaling 1.26 acres. (The 
wetlands delineations have been submitted to the U.S. Army Corps of Engineers, but not 
confirmed as accepted pursuant to Corps protocol.) The Wetland Conservation Area Poli-
cies of the 2007 Countywide Plan may apply to proposed development in or near these wet-
lands. An easement is proposed to be granted to the MCPOSD over a 0.11-acre wetland 
area (identified as parcel R-1 on Figure 5) at the east end of the “Village” area (identified as 
Wetland 2 on the WRA, Environmental Consultants Section 404 Waters of the U.S. submitted 
map). Structures approved through the 1988 Master Plan are proposed to be relo-
cated/removed outside of the 100-foot Wetlands Conservation Areas (WCA). (Refer to Sec-
tion XIII.7, Biological Resources, of this Initial Study for further discussion.)  

F. Biological Communities 

A total of five biological communities are identified within the project area. These include 
non-sensitive communities of nonnative annual grasslands and California bay forest and iso-
lated groups of coast live oak. Three sensitive biological communities are identified within 
the project area: seasonal wetlands, riparian woodland and habitat, and stands of native 
bunch grasses.  

Eleven special-status plant species are documented in the vicinity of the project site, al-
though no special-status plant species were determined to be present in the project devel-
opment area based on protocol-level surveys. Forty-three special-status wildlife species are 
recorded in the vicinity of the site, with high potential for two special-status species and 
moderate potential for four special-status species to occur within the project area. (Refer to 
Section XIII.7, Biological Resources, of this Initial Study for further discussion.) 

G. Geology and Soils 

Geologic studies indicate the bedrock underlying the site consists of Jurassic Cretaceous 
age Franciscan mélange. This formation is a mixture of several different rock types with a ma-
trix of mudstone and sandstone along with mixed elements of greenstone, chert, metamor-
phic rocks, serpentine, and other rocks. This mix often results in bedrock faults between rock 
units. The southeastern portion of the site is underlain by Quarternary alluvial deposits that 
consist of sand, gravel, silt, and clay. Bedrock outcrops, including serpentine, are exposed 
throughout the site. The steep hillsides immediately north of the project site consist of mostly 
landslide areas. Generally, the shallow slopes proposed for development consist of approx-
imately two feet of soft to medium stiff, wet, and sandy clay, underlain by gravelly clay and 
clayey sand to variable depth, further underlain by bedrock of siltstone, sandstone, or 
shale. Some of the soil units exhibit instability factors, and there are some landslide and unst-
able areas within the development area. The site encompasses geologic stability units des-
ignated as zone 1, 2, and 3 (the most stable being zone 1 and least stable zone 3). Most of 
the SRMC development is generally located in zone 1 areas. 

In terms of seismicity, the project site is located within a seismically active area of northern 
California and is approximately 5.8 miles east-northeast of the San Andreas Fault and 8.5 
miles west of the Burdell Mountain Fault. However, the site is not located within an Alquist-
Priolo Special Studies Zone Earthquake Hazard Zone, indicating a low potential for active 
fault hazard. (Refer to Section XIII.3, Geophysical, of this Initial Study for further discussion.) 
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H. Cultural/Prehistoric Conditions 

There are some areas of the site characterized as high sensitivity for cultural resources and there 
are identified cultural and prehistoric resources known to exist on the site, including a prehistoric 
quarry, a historic railroad berm, and a prehistoric quarried chert rock and tool site. An easement is 
proposed to be granted to the MCPOSD over a 0.24-acre site (identified as parcel R-2 on Figure 5). 
(Refer to Section XIII.14 Cultural Resources of this Initial Study for further discussion.) 

I. Existing Physical Site Conditions and Built Environment  

 The Master Plan Amendment seeks to make minor modifications to existing approved structures, 
facilities and standards that were: 1) previously approved following preparation of a Negative 
Declaration in compliance with the California Environmental Quality Act, and 2) which have 
vested. The following discussion describes the physical and built conditions that have resulted 
from implementation of the original Master Plan and subsequently approved PDP’s.  

1. General Physical Site Conditions 

Land uses surrounding the project site include livestock grazing, recreational uses (golf 
course and hiking), open space, and limited residential development, with designated 
zoning districts of ARP-10, ARP-20, and ARP-60 allowing residential densities of one prima-
ry dwelling unit per 10, 20, and 60 acres, respectively. The Marin Municipal Water District 
water treatment plant and the Dickson Ranch are located south of the SRMC on the 
south side of Sir Francis Drake Boulevard.  

Entryway access off Sir Francis Drake Boulevard to the SRMC development area estab-
lished by the adopted 1988 Master Plan is by a private paved driveway that traverses the 
more level portions of the site for a distance of approximately  0.34 miles before reaching 
the central parking area within the “Community Center” activity area. This area provides 
conventional parking space for approximately 112 vehicles, with additional space that is 
used to accomodate tandem parking. 

2. Built Environment 

A number of County-approved structures have been constructed on the site and are used 
for both overnight and day use activities associated with the meditation center. For plan-
ning purposes the project sponsor has divided the site into areas referred to as the “Lower 
Campus” and the “Upper Campus.” For land use and activity purposes, the project spon-
sor has further divided the site into four land use and activity subareas identified as: 
“Community Center,” “Teacher and Staff Village,” “Retreat,” and “Hermitage.” (Refer to 
Figure 6, Overall Site Plan: Legend.) Set in a river valley and surrounded by open meadows 
and wooded hillsides, these subareas are arranged to provide an increasing level of quiet 
and solitude to participants as they progress up the valley through the interior of the site. 
(Refer to Table 2, 1988 Approved Master Plan and Existing Structures at Spirit Rock.) 

3. Land Use and Activity Subareas and Improvements 

Development approved in the 1988 Master Plan associated with the “Community Cen-
ter” and “Retreat” subareas is clustered around the central creek (sometimes referred to 
as Spirit Rock Creek) that flows through the property. The “Teacher and Staff Village” 
subarea lies east of the “Community Center” area and the “Hermitage” lies north of the 
“Retreat” area. Activities and development within these areas are summarized below. 
Some of these structures have been constructed and others are approved but unbuilt. 
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Community Center: The Community Center area consists of the day use facilities, parking 
lots, and reception area for nonresidential program participants. This subarea includes 
the main site access road, with two vehicular bridge crossings, a small gatehouse, a 
temporary meeting hall (trailer, used for meditation), a paved parking area for day and 
overnight use, two temporary structures (trailers) used for administrative/office space, a 
septic field area, and a small grass-covered meadow.  

The Community Center area includes open level areas as well as wooded hillsides. A pe-
destrian pathway with two footbridges crossing the central creek is west of the main 
roadway and accesses the temporary structures. Utility services and a “gratitude hut” 
are located on either side of this pathway. A seasonal creek, east of the main roadway, 
with a vehicular bridge, is located at the eastern edge of the Community Center, at the 
entrance to the Teacher and Staff Village. A small landslide area has been mapped in 
the southwestern portion of the Community Center area. Within this area, as well as with-
in the SCA, are the temporary administrative structures (meeting hall and administrative 
offices), which will be removed, and the 1988 Master Plan approved meeting hall site is 
proposed to be relocated east of the main roadway. The topography in this portion of 
the site ranges from about 415 feet to 455 feet above mean sea level.  

Teacher and Staff Village: The Teacher and Staff Village (also referred to as the “Village”) area 
consists of the principal area where teachers and staff live and is accessed by a roadway to 
the east side of the main entrance driveway. There is parking in this area for approximately 50 
vehicles with additional space that is used to accomodate tandem parking. A two-story per-
manent maintenance building/barn that is wheelchair-accessible is located within this area. 
This area includes three temporary structures (trailers) that are used for staff housing that will be 
removed. Three jurisdictional wetlands (identified as wetlands W1, W2, and W3 on the submit-
ted (not confirmed as accepted by USCOE), Section 404 Waters of the U. S. Map), in proximity 
to existing and approved development, have been delineated within this area of the site. The 
WCA policies of the 2007 Countywide Plan may apply to these wetlands. An easement is pro-
posed to be granted to the MCPOSD over an area that includes wetland W3. A septic field is 
located to the north of the existing trailers. A number of underground utilities sized for site buil-
dout are centralized within this area of the site. A landslide area has been identified in the sou-
theastern portion of this area. The staff housing structure, not yet built but approved in the 1988 
Master Plan, lies within this landslide area and is proposed to be relocated. Topography in the 
Village area ranges from 410 feet to 465 feet above mean sea level. 

Retreat: The Retreat area consists of the temporary dining hall, the meditation hall and of-
fice, four residence halls, and the council house. This area is accessed by an asphalted ex-
tension of the main roadway. The existing temporary dining hall structure and the ap-
proved residence halls not yet built, but approved in the 1988 Master Plan, lie within a 
mapped slide area, as well as the SCA, and are proposed for removal and relocation. The 
existing yurt, built without 1988 Master Plan approval, is also in the mapped slide area. 

Hermitage: The Hermitage area is located at the far northeastern edge of the Develop-
ment Area in the upper elevations of the site. This area was approved in the 1988 Master 
Plan and the 1995 Precise Development Plan for development of the Hermitage Com-
mons and 19 cabins (retreat huts). No buildings or facilities are currently constructed with-
in the Hermitage area other than a small deck referred to as “the Pavilion”, which is pro-
posed to be removed. No developed roadway access currently exists to this area. 
Access is via a dirt pathway.  

(Refer to Section VII, County Permit Approval History, for further discussion of the built en-
vironment.) 
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4. Sewage Disposal 

Spirit rock is currently served by an on-site wastewater system, constructed in the early 
1990s, consisting of several septic tanks, pump stations, two intermittent sand filters, and 
two leachfield areas: (1) the Creekside leachfield and (2) the Central Field leachfield. 
The Creekside leachfield is located in the meadow adjacent to the temporary adminis-
tration building near the main central creek; the Central Field leachfield is located in the 
grassy slope north of the staff housing area. The wastewater system operates under a 
permit from the San Francisco Bay Regional Water Quality Control Board (RWQCB). It has 
a design capacity of 6,060 gallons per day (gpd) average flow and 9,000 gpd peak flow.  

J. Daily and Special Events Attendance and Intensity of Use 

1. Daily Attendance Use Permits 

Under the 1988 Master Plan conditional approval, daytime and evening attendance was 
limited to the following maximum attendees: 

• 150 overnight visitors;  

• 40 staff, monks, and nuns to spend any single night at Spirit Rock; and 

• 125 daytime and evening visitors.  

• A combined total of 315 people are currently allowed on the Spirit Rock site on a 
daily basis.  

(Refer to Section IX.C of this Initial Study for additional discussion.)  

2. Special Events Attendance (i.e., Open Houses and Visiting Dignitaries) 

The 1988 Master Plan conditional approval provided for a maximum attendance of 150 
persons per special event and no more than 6 events per year for open house/special 
events. Data provided by the applicant indicates past special event attendance has pe-
riodically ranged above this amount over the years, to a peak single event attendance 
of 1,600 persons. The Initial Study projects future maximum attendance of 1,600 atten-
dees at a single event in one year as reasonably foreseeable given historic peak atten-
dance and the limited proposed expansion of improvements and infrastructure. This pro-
jection is compared to 150 persons per event approved for open house/special events. 
Baseline conditions are discussed in greater detail in Section VI.D, “CEQA Requirements 
for Defining the Baseline for Environmental Review Purposes”. 

3. Daily Traffic Flow on Sir Francis Drake Boulevard near the SRMC 

The Robert L. Harrison Spirit Rock Meditation Center Transportation Study states that as of June 
2007, the average daily traffic (ADT) on Sir Francis Drake Boulevard near the SRMC was 9,150 
vehicles on weekdays and 10,030 vehicles on weekend days. The trips generated at the SRMC 
were between 2.3% and 3.1% of the total daily traffic on Sir Francis Drake Boulevard.  
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V. SUMMARY OF PROPOSED PROJECT WITH SUMMARY TABLE 

The project sponsor proposes minor amendments to the Master Plan granted for the Spirit Rock 
Meditation Center in 1988. Following preparation of an Initial Study and adoption of a Negative 
Declaration, the 1988 Master Plan was approved to establish a development area envelope 
and provided a framework governing the uses, the intensity of uses, and the development of the 
site. The proposed Master Plan Amendment is described as “Phase 4” of the project (supple-
menting, and in some cases modifying, the 1988 Master Plan and its implementing Precise De-
velopment Plans, Phases 1, 2, and 3). The sponsor expresses two main goals that the Master Plan 
Amendment is intended to accomplish: 

1. To relocate approved buildings away from environmentally sensitive areas and adjust 
the development area boundary to exclude sensitive habitats and to include disturbed 
areas already served by infrastructure while providing for development of a limited 
number of new facilities. (Refer to Section VIII.B.1, Adjustment of Development Site 
Boundaries, below for proposal to exchange sensitive land areas with disturbed areas 
with the Marin County Parks and Open Space District.) 

2. To control land use and attendance, the project proposes to replace existing population 
limits established by conditions of the Master Plan approval with implementation of a 
“Resource Protection Plan” to address population related issues through property man-
agement practices. (Refer to Section VI.C, Regulation of Land Use Attendance Relative 
to Environmental Review, and Section VIII.F, Proposed Resource Protection Plan, below 
for further discussion and proposal regarding the Resource Protection Plan.) 

The Spirit Rock 1988 Master Plan approval was followed by several Precise Development Plans, 
Design Review, and other planning approvals that have led so far to the development of ap-
proximately 50% of the buildings originally authorized in the 1988 Master Plan. The project sponsor 
proposes to maintain all vested rights to implement the full scope of the development autho-
rized in the 1988 Master Plan. The full scope of the 1988 Master Plan included development of a 
total of 70,560 square feet of floor area, clustered in the four subareas: the Community Center, 
the Teacher and Staff Village, the Retreat, and the Hermitage Center.  

Previous planning approvals authorized a total of 155 units, consisting of bedrooms or suites for 
residents or visitors. The 1988 Master Plan authorized a maximum of 150 overnight visitors along 
with 40 staff, monks, and nuns to spend any single night at Spirit Rock. In addition, a maximum of 
125 daytime and evening visitors were authorized by the 1988 Master Plan. As a result, a com-
bined total of 315 people are currently allowed on the Spirit Rock site on a daily basis. The sche-
dule, number, and type of workshops, retreats, open houses, and other events are also regu-
lated by the 1988 Master Plan.  

The project sponsor does not propose to amend the type of uses and activities that are currently 
allowed at Spirit Rock. However, the sponsor proposes to modify the size and location of several 
of those already approved and vested, but not yet constructed buildings. Overall, the sponsor is 
proposing to increase the total Master Plan square footage authorized on site by 5,924 square 
feet to a maximum of 76,484 square feet. Although the floor area is proposed to increase, the 
project sponsor proposes to reduce the number of vested residential retreat units on site by 13 
units, from a maximum of 155 to a maximum of 142. The written application materials state that 
major buildings that were previously approved within SCAs are proposed to be relocated farther 
from the top of the banks, as summarized below: 
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• The Meeting Hall would be moved from its approved location 45 feet from the top of 
bank to an increased distance of 125.5 feet from the top of bank. 

• The Administration Building would be moved from its approved location 5 feet from the 
top of bank to an increased distance of 100 feet from the top of bank. 

• The Hermitage Commons would be moved downhill from its approved location 30 feet 
from the top of bank to an increased distance of 171 feet from the top of bank. 

Numerous site improvements are also proposed, including modifying the alignment of the exist-
ing driveway, constructing additional parking, installing a photovoltaic array, and upgrading the 
septic system. Environmental enhancements are also proposed, such as planting riparian vege-
tation along the creekbeds. 

The project sponsor is not proposing to have any set limit on the number of daily occupants on 
the site and is proposing an unrestricted schedule of religious activities and events with an unre-
stricted number of attendees. For the purposes of environmental analysis in accordance with 
the California Environmental Quality Act (CEQA), the Initial Study estimates that this will result in a 
peak increase above Master Plan approved levels of 476 people attending normal daily events 
and a peak increase above Master Plan approved levels of 1,450 people attending large-scale 
special events (equal to past single events peak attendance of 1,600 persons). The estimated 
daily maximum reflects the design limits of the proposed on-site sewage disposal system and the 
special event maximums reflect actual attendance at prior events that the project sponsor pro-
poses to emulate at the project site. Based on these estimates, the project would result in a max-
imum of 791 people occupying the site on any day, and a maximum of 1,600 people occupying 
the site during large-scale special events.  

Table 1 below summarizes several important aspects of the proposed amendments. 

TABLE 1 
SUMMARY OF PROPOSED CHANGES AT THE SPIRIT ROCK MEDITATION CENTER ABOVE MASTER PLAN BASELINE 

Factor to Assess Net Change Anticipated 

Relocation of buildings 
1) relocated Dining Hall, 2) relocated Meeting Hall, 3) relocated New 
Administration building, 4) relocated Residence Halls (2), and 5) relo-
cated Hermitage Commons and Cabins  

Increased floor area (in square feet) and 
changes in the Development Area Boun-
dary (DAB) 

Total increase of 5,924 square feet (from Table 3) of floor area on the 
site and decrease in the DAB of 0.2 acres 

Increased usage at the site Increase of 476 persons on daily basis and 1,450 persons for peak 
special eventsa 

Changes in type of use No change in the type of use as the site would continue to be used as 
a Buddhist retreat center 

a The net change includes 791 persons for future daily activities minus the 315 persons currently permitted. Open house events for up to 
150 persons per event have been previously permitted. 1,600 persons for special events have occurred in the past and are reasonably 
projected in the future. 

(Refer to Section VIII, Project Description, of the Master Plan Amendment Application below for a 
complete project description of each proposed component.)  
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VI. ENVIRONMENTAL REVIEW AND CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE 

The 1988 Master Plan approval was supported by a Mitigated Negative Declaration of Environ-
mental Impact. The proposed Master Plan Amendment proposes minor modifications to the 
previously approved Master Plan that would be implemented through a subsequent Precise De-
velopment Plan application(s) with proposed development projected to be constructed in two 
phases: Phase 4A which would be built between 2011 and 2015; and Phase 4B which would be 
built between 2020 and 2025. (Refer to Section VIII.D, Proposed Construction Phasing, of this Ini-
tial Study for further discussion.)   

Pursuant to §15162 of the CEQA Guidelines, a subsequent Negative Declaration has been pre-
pared to document effects relative to the proposed Master Plan modifications as well as those 
that could result from changed conditions that may have occurred, or new information that 
may have become available, since the prior environmental document was adopted.   

This Initial Study also considers the potential for significant environmental impacts that may result 
from approval and implementation of the proposed project (CEQA Guidelines Section 15063). 
The fundamental purpose of the Initial Study is to review the potential environmental effects of 
the proposed project to determine whether significant environmental impacts can be mitigated 
and, based on this determination, to inform the lead agency whether to prepare an Environ-
mental Impact Report or a Negative Declaration for the project (CEQA Guidelines Section 
15063[c]). As explained in the baseline discussion contained in Section VI.D, alternate baselines 
will be used in this initial study, the baseline established by the prior Master Approval and subse-
quent construction, and the baseline consisting of actual existing conditions. Where the 1988 
Master Plan application approved improvements that have not yet been built and which are 
not being modified through this application, the previously approved components are not part 
of the project and are not subject to environmental review. 

This Initial Study allows the lead agency to examine at a sufficient level of detail those potential 
significant effects to be mitigated or avoided by site-specific revisions. In accordance with Pub-
lic Resources Code Section 21166, the County as the lead agency has determined that a new 
Initial Study is required for the proposed Master Plan Amendment due to changes in the circums-
tances and regulatory environment under which the project is being undertaken. Specifically, 
the Marin Countywide Plan has been amended on two separate occasions, in 1994 and in 2007, 
to establish new policies and programs that are applicable to the project site and that did not 
exist at the time the 1988 Master Plan was approved. The policy, and other changes in environ-
mental legislation, that have occurred since the granting of a Mitigated Negative Declaration in 
1988 for the Spirit Rock Master Plan, and are considered in this Initial Study as discussed below. 

1. Countywide Plan Updates 

The Countywide Plan (CWP) has been revised twice; the first update was in 1994 and the 
second in 2007. Of particular note to this Initial Study is the addition of the Wetlands Con-
servation Area, requiring a minimum 100-foot setback from the edge of wetlands, and 
expanded policies related to Stream Conservation Areas (SCAs). New CWP growth pro-
jections in the San Geronimo Valley Community have been put forth since 1988. 

2. Stream Conservation Area Studies and Programs within the San Geronimo Creek Wa-
tershed 

An interim urgency ordinance was adopted by the Marin County Board of Supervisors 
(Ordinance No. 3485) that temporarily prohibited the issuance of building permits on cer-
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tain parcels containing Stream Conservation Areas (SCAs) within the San Geronimo 
Creek watershed area, which includes the land within 100 feet of the banks of USGS map 
designated blue-line streams or within 50 feet of riparian vegetation surrounding such 
blue-line streams between White’s Hill in eastern San Geronimo Valley and Samuel P. Tay-
lor Park in western San Geronimo Valley. This interim ordinance allowed for the needed 
and planned studies in the San Geronimo Creek watershed to develop appropriate pa-
rameters for any future development before such development is allowed to occur. This 
allowed an evaluation to determine appropriate protection of the habitat resources and 
hydrologic and biological functions as they affect those resources.  

To improve and maintain fishery habitat within the San Geronimo Valley the County of 
Marin commissioned the preparation of a Salmonid Enhancement Plan (SEP) to provide 
science-based recommendations to support viable populations of salmon and steel-
head trout within the Lagunitas Watershed. On February 9, 2010, the Board of Supervisors 
accepted the SEP as complete. The SEP is not a regulatory document, but is to be consi-
dered in the development of future habitat protection programs.  

The County of Marin has also drafted a Riparian Vegetation Ordinance for the Lagunitas 
Watershed. This Ordinance was prepared, in part, to implement the Stream Conservation 
Area Policies contained in the 2007 Countywide Plan. The Draft Ordinance has been re-
leased for public review, and the Planning Commission and Board of Supervisors have 
held hearings to consider the Ordinance. The progress of the Ordinance will be moni-
tored for potential project implications should it become effective before final action is 
taken on the Master Plan Amendment.    

B. Proposed Retention of Entitlements of the 1988 Master Plan Approvals Simultaneously with 
Proposed Master Plan Amendment Approvals 

The SRMC, in submitting the Master Plan Amendment application, indicated that it is expressly 
not  extinguishing or relinquishing  any of its  rights under  the 1988  vested Master Plan approv-
als and/or subsequent Precise Development Plan approvals, unless and until final  approval of 
the Phase 4A or Phase 4B Precise Development Plans and expiration of all  applicable statutes 
of limitation in connection with any challenge to those approvals, and then only as to those 
specific buildings and those specific uses in each such newly approved Precise Development 
Plan (i.e., SRMC proposes, until such time as final approval of its proposed MP modifications, to 
maintain two Master Plan approvals simultaneously — the 1988 vested version and the new 
amended version for which they are currently seeking approval). 

It is the Community Development Agency’s position that the new Master Plan (amendment 
of the 1988 Master Plan), if approved, will supersede the 1988 Master Plan approvals for 
whatever changes in development are proposed and approved in the new Master Plan. 
Likewise, if SRMC were to go forward with development under the 1988 Master Plan prior to 
the new amended Master Plan approval, that action would invalidate the Master Plan 
Amendment application and would require withdrawal of the Master Plan Amendment ap-
plication prior to approval. However, this is a consideration of the action on the merits of the 
project for approval after environmental review. Therefore, this Initial Study does not address 
any potential impacts of the two simultaneous Master Plans. Rather, this Initial Study focuses 
on the environmental analysis and potential impacts of the changes proposed as part of this 
current Master Plan Amendment. 
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C. Regulation of Land Use and Attendance Relative to Environmental Review 

The project sponsor proposes to control land use and attendance by implementing a “Re-
source Protection Plan” in lieu of population limits to regulate Spirit Rock activities. This con-
cept for project sponsor self-regulation of attendance is based, in the applicant’s view, on 
the provisions of the Religious Land Use and Institutionalized Persons Act (RLUIPA) adopted by 
Congress in 2000. The applicant contends that RLUIPA protects religious institutions from un-
duly burdensome or discriminatory governmental land use regulations such as: 

• Barring zoning restrictions that impose a “substantial burden” on a  religious institution; 

• Treating religious assemblies and institutions differently from secular institutions; or 

• Discriminating against any assembly or institution on the basis of religion or religious 
denomination. 

RLUIPA does not prohibit or restrict environmental review in compliance with the provisions of 
CEQA. As discussed below, CEQA requires the establishment of the “baseline” (existing con-
ditions) by which a lead agency evaluates a proposed project and increase in intensity of 
use. For baseline purposes, the Initial Study will review proposed and projected attendance 
for the proposed Master Plan Amendment based on the following; 

• Combined total of 315 people are currently allowed on the Spirit Rock site on a daily 
basis. A population of 315 people is also a reasonable estimate of current use based 
on information provided by the applicant (while actual use may be higher, the 
County will not give “credit” for unauthorized levels of use).  

• Based on the approved 1988 Spirit Rock Master Plan limits for open house/special 
events, the established baseline is a maximum attendance of 150 persons per event 
and 6 events per year. This is also a reasonable estimate of current used based on in-
formation [provided by the applicant (while actual use may be higher, the County 
will not give “credit” for unauthorized use).  

D. CEQA Requirements for Defining the Baseline for Environmental Review Purposes  

Central to the analysis of environmental issues is the question of what conditions will be used 
as the basis for assessing project impacts. Defining the baseline for the proposed project is 
complicated by the fact that previous approvals have vested rights to develop that have 
only been partially completed. Consequently, there could be unrealized effects from the ex-
isting approvals that will occur in the event that the proposed project is not implemented. As 
discussed in greater detail below, two key court cases provide direction on how baseline 
should be defined and which have been used to establish the baseline for this environmen-
tal analysis, Fairview Neighbors, v. County of Ventura, 70 Cal.App.4th 238 (1999) (Fairview) 
and Communities for a Better Environment v. South Coast Air Quality Management District, 
48 Cal.4th 310 (2010) (CBE).    

Under Fairview Neighbors, 70 Cal.App.4th at 242-43, the court confirmed that it was proper 
for the baseline for evaluating the impacts of a proposed modification to an existing project 
to include the full scope of the project that had previously undergone environmental review 
and been approved by the lead agency. In particular, the court explained that it was ap-
propriate for the traffic baseline for a proposed modification to mining operations to be “the 
traffic generated when the mine operates at full capacity pursuant to the entitlement pre-
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viously permitted [under the prior approval] . . . .”  Id. (citing Bloom v. McGurk, 26 Cal. 
App.4th 1307 (1994) (renewed permit for existing medical waste facility); Benton v. Board of 
Supervisors, 226 Cal.App.3d 1467 (1991) (modification of existing winery); Committee for a 
Progressive Gilroy v. State Water Resources Control Bd., 192 Cal.App.3d 847 (1987) (reins-
tatement of capacity for existing wasterwater treatment plant)); Fund for Environmental De-
fense v. County of Orange, 204 Cal.App.3d. 1538 (1988) (renewed permit for previously ap-
proved medical complex)). The Fairview Neighbors court explained that it was particularly 
important for the traffic baseline for the mine operation to reflect the full scope of the pre-
viously reviewed and approved mine operations because the “actual traffic counts [at the 
start of environmental review] would have been misleading and illusory” due to the consi-
derable fluctuation in the mine’s actual traffic levels over time. Id. at 243.  

Under CBE, 48 Cal.4th at 320-22, the Court explained that the baseline for evaluating the air 
quality impacts of a proposed new industrial process at a petroleum refinery that was consi-
dered a new project could not include the the maximum emissions that would have been 
permitted had the refinery operatored at maximum capacity under an existing permit. The 
permitting agency acknowledged that under ordinary operations the refinery did not oper-
ate at maximum capacity. Id. at 322. The permitting agency also acknowledged that a 
baseline based on maximum potential operations would result in a determination that the 
project would result in no significant air quality impact, although the agency acknowledged 
that the proposed project’s expected increase in air quality emissions would exceed the 
agency’s thresholds of significance. Id. Moreover, the refinery operations under the existing 
permit had not undergone environmental review that would have disclosed the air quality 
impacts of the existing permit. Id. at 325. Thus, the Court reasoned that a baseline that in-
cluded maximum permitted operations would be “illusory” and “only mislead the public as 
to the reality of the impacts and subvert full consideration of the actual environmental im-
pacts.”  Id. at 322. Instead, the appropriate air quality baseline in that case must be based 
on the existing physical conditions in the affected area. Id. at 320-22 (citing Environmental 
Planning Information Council v. County of El Dorado, 131 Cal.App.3d 350 (1982); City of 
Carmel-by-the-Sea v. Board of Supervisors, 183 Cal.App.3d 229 (1986); County of Amador v. 
El Dorado County Water Agency, 76 Cal.App.4th 931 (1999); Save Our Peninsula Committee 
v. Monterey County Board of Supervisors, 87 Cal.App.4th 99 (2001); San Joaquin Raptor Res-
cue Center v. County of Merced, 149 Cal.App.4th 645 (2007); Woodward Park Homeonwers 
Association v. City of Fresno, 150 Cal.App.4th 683 (2007)).  

In 1988, the Board approved the Master Plan for a Budhist retreat center, which was to in-
clude buildings and other site improvements as described in Section VIII.A of this Initial Study. 
Many, but not all, of the components of the Master Plan have been developed and the site 
has been operating under the Master Plan approval for approximately 20 years. The actual 
operations under the Master Plan approval have fluctuated over the course of a day, and 
from day to day, season to season, and year to year. The proposed project would modify 
the previously approved Master Plan as generally described Section VIII.B of this Initial Study 
and summarized in Table 3. 

Because the Master Plan Amendment modifies a previously approved project that under-
went full environmental review, and because the operations of the site have fluctuated over 
time, the Master Plan Amendment is more like the projects described in the Fairview line of 
cases. In compliance with the Fairview line of cases described above, this initial study uses as 
the primary baseline, the baseline established by the prior Master Plan Approval to establish 
population limits, development area, building area limitations, and the land uses that were 
established by the vested approved project. In response to the CBE line of cases described 



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Marin County Community Development Agency Spirit Rock Meditation Center – Master Plan Amendment 
September 2010 Draft Initial Study/Mitigated Negative Declaration 

15 

above, however, the Initial Study also uses actual existing conditions as an alternate baseline 
to describe the building area and location of facilities that are present at the site. 

The primary baseline approach is based on the following project conditions: 

• The 1988 Master Plan was previously approved following environmental analysis in 
compliance with the California Environmental Quality Act; 

• The 1988 Master Plan has vested development rights; and 
• The proposed Master Plan Amendment seeks to make minor modifications to an ex-

isting approved project. 

Specifically, the project will be evaluated against baseline conditions that consist of the fol-
lowing: 

Project Component Primary Baseline Proposed  

Daily Population 315 7911 

Special Events Population 1502 Constraints Based3 

Building Maximum (Square Feet) 70,560 76,484 

Existing Structures (Square Feet) 39,585 76.848 

Development Area Boundaries 38.6 acres 38.4 acres 

Specific Improvements As Approved As Shown on Plans 

The environmental analysis contained in this document also includes a second baseline of 
existing conditions to allow for comparison of the proposed Master Plan amendments to the 
physical conditions as they currently exist at the project site. This alternate baseline is de-
scribed below:  

Project Component Alternate Baseline Proposed  

Daily Population 3154 7915 

Special Events Population 1506 Constraints Based7 

Building Maximum (Square Feet) 39,585 76,484 

Existing Structures (Square Feet) 39,585 76.848 

Development Area Boundaries 38.6 acres 38.4 acres 

Specific Improvements As Built As Shown on Plans 
  

                                                      

1 On-site population would be limited by environmental constraints 
2 6 times a year 
3 On-site population would be limited by environmental constraints 
4 See population baseline discussion 
5 On-site population would be limited by environmental constraints 
6 See population baseline discussion 
7 On-site population would be limited by environmental constraints 
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SRMC Approvals and Operations 

For the SRMC, a number of approvals have been granted for the original vested 1988 Master 
Plan and subsequent Precise Development Plans (Phases 1, 2, and 3), Design Reviews, and 
Building Permits. While much of the SRMC development has been constructed and in place 
for many years, a number of the approved buildings have not yet been constructed. The 
County has determined that the 1988 Master Plan was vested in its entirety by County ap-
proval of the Precise Development Plan, Phase 3 on December 7, 1995, as confirmed by the 
County in a letter to the applicant dated July 14, 1997 (refer to Section VII.C.6 below of this 
Initial Study). This is because the approved Precise Development Plans (Phases 1, 2, and 3), 
Design Reviews, and Building Permits specifically included approval of development plans, 
building designs, functions, locations, and square footages.  

Population 

It is important to note that the description of vested entitlements is applied only to approved 
building designs, functions, locations, and square footages, whether constructed or not. (Re-
fer to Table 2 for a summary of these approvals.) These vested approvals for buildings do not 
alter the attendance baseline for the 1988 approved Master Plan daily attendance limits. 
The primary baseline environmental setting for maximum daily attendance and special 
event attendance was set by the approval conditions of the 1988 Master Plan.  

As originally approved, the Master Plan was conditioned to permit a set maximum daily and 
special event attendance. No revision in the maximum attendance as granted by the 1988 
approved Master Plan was authorized by the vested approvals of the buildings. A change in 
attendance from the 315-person daily attendance and 150-person special event atten-
dance limits would not be consistent with the 1988 approved Master Plan and any change 
would have required an approved amendment to the 1988 Master Plan.  

Attendance on site fluctuates in response to activities and events, and there is no means to 
precisely determine existing daily attendance, but the applicant has submitted existing peak 
and average attendance data (refer to Chart A in Section IX.C). Column 2 “Existing Condi-
tions” of Chart A indicates that the current existing peak daily use (attendance) on site is 539 
and the current existing average daily use on site is 168. While average population informa-
tion may overstate or understate actual attendance, the population data indicates that the 
1988 Master Plan approved daily population limit of 315 reasonably reflects actual atten-
dance at the project site.  

The baseline for daily attendance utilized in the Initial Study is therefore derived from the ap-
proved 1988 Master Plan permitted condition for maximum attendance as a reasonable ref-
lection of actual daily attendance. This population baseline is used for both the baseline and 
alternate baseline analysis. Similarly, the baseline and alternate baseline for special events 
utilized in the Initial Study is derived from the approved 1988 Master Plan condition for maxi-
mum special event attendance of 150 people 6 times. No special events have been autho-
rized that exceed the existing special event population limitation. 

Building Maximums 

Among the primary components of the proposed Master Plan Amendment is the proposal to 
increase the existing square footage limit for the project site. Though the building square foo-
tage that was permitted through the Spirit Rock Master Plan has not yet been constructed, 
the Master Plan approval establishes a theoretical maximum against which projects, includ-
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ing the proposed Master Plan Amendment, must be evaluated under the Primary Baseline. 
The initial study will also evaluate the proposed amendments against actual constructed 
development without regard to vested approvals under the Alternate Baseline. 

Development Area Boundary 

The proposed Master Plan Amendment seeks to modify the boundaries of the previously ap-
proved Development Area. The Development Area Boundary (DAB) is an existing condition 
that was established by the 1988 Master Plan approval, following environmental analysis that 
was undertaken in compliance with the California Environmental Quality Act. Similar to the 
agricultural and open space easements established by the 1988 Master Plan approval, the 
DAB identifies the type of uses and facilities that may occur within a defined portion of the 
project site. Through the environmental analysis of the 1988 Master Plan, the County estab-
lished a DAB that is largely within the Stream Conservation Area established by the County-
wide Plan, indicating that development in this location would result in overall conformity with 
established goals and policies of the Countywide Plan as they related to protection of wood-
lands, visual resource protection, and erosion control. The proposed DAB will be evaluated 
against the 1988 approved DAB under both the Primary and Alternate Baseline condition.  

Existing and Approved Structures  

The entire SRMC 1988 Master Plan development vested by approval of the Precise Devel-
opment Plans, Phases 1, 2 and 3, Design Reviews and building permits, including all vested 
approved buildings and development, whether or not fully constructed or built out, describe 
the conditions that could occur if the Master Plan Amendment does not proceed. The initial 
study evaluates potential direct and indirect physical changes in the environment from the 
proposed Master Plan Amendment compared to the vested Master Plan attendance limits 
to determine significant impacts (Primary Baseline). The analysis also includes comparison of 
the proposed improvements to the existing environmental setting at the project site (Alter-
nate Baseline). 

Prior Environmental Review 

Furthermore, for purposes of the Initial Study analysis, compliance with the vested 1988 Mas-
ter Plan, Precise Development Plans (Phase 1, 2, and 3), Design Review, and Building Permits 
are evaluated to determine if prior mitigations have been implemented for the previous 
project approvals or are yet to be implemented and should be carried forward to the Mas-
ter Plan Amendment and if additional mitigation measures would be needed above and 
beyond what has already been required. (Refer to Section IX, Baseline Discussion of Vested 
Project VS Proposed Master Plan Amendment Project Changes, of the Initial Study below for 
a discussion of the ”no project” conditions.)   
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FIGURE 1.LOCATION MAPS 
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FIGURE 2. AERIAL PHOTOGRAPH WITH PROPERTY BOUNDARIES AND DEVELOPMENT AREA BOUNDARIES 
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FIGURE 3. EXISTING CONDITIONS SURVEY MAP 



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Marin County Community Development Agency Spirit Rock Meditation Center – Master Plan Amendment 
September 2010 Draft Initial Study/Mitigated Negative Declaration 

21 

FIGURE 4. BIOLOGY MAP 
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FIGURE 5. DEVELOPMENT AREA EXCHANGE MAP 
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FIGURE 6. OVERALL SITE PLAN: LEGEND 
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VII. COUNTY PERMIT APPROVAL HISTORY 

In 1988, the County approved the Spirit Rock Master Plan, with a requirement that any devel-
opment pursuant to the Master Plan be subject to subsequent approval(s) of Precise Develop-
ment Plan(s) (PDPs). To date, three such Precise Development Plans (referred to as Phase I in 
1989, Phase 2 in 1991, and Phase 3 in 1995) have been approved, as well as two Precise Devel-
opment Plan Amendments (Phase 2 in 1993 and Phase 3 in 2002). Additionally, two Design Re-
views, the first in 1996 and the second in 1998, have been approved. A number of buildings 
(permanent and temporary) have been constructed in accordance with these approvals. An 
overview of the history of approvals is provided below and an inventory of structures approved 
and built to date is provided in Table 2 below.  

A. 1988 Master Plan Approval 

The Master Plan approved the following components: 

Structure Square Footage 

Maintenance Building and Pavilion 1,000 square feet 

4 Dormitories/Counsel House in Retreat Area 12,600 square feet 

Hermitage Area 5,660 square feet 

Multi-purpose Room/Playroom  400 square feet 

Staff Quarters  8,600 square feet 

Teacher Housing  2,500 square feet 

Family Housing  2,500 square feet 

Meeting Hall  5,400 square feet 

Administration Building  1,900 square feet 

Main Dining Hall  6,900 square feet 

Village Housing  12,400 square feet 

Meditation Hall  10,050 square feet 

Gate House 150 square feet 

Pavilion 500 square feet 

Total 70,560 square feet 

Source: Memo to SRMC from County staff dated May 20, 2002 

The Master Plan approved the following sleeping quarters. 

• 155 beds in dormitory buildings 

• 4 one-bedroom family housing units 

• 4 one-bedroom teacher housing units 

• 20 rooms for staff 

• 20 rooms in hermitage area 
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A 50-foot streamside setback was conceptually approved at the Master Plan stage. The 
Master Plan required 153 parking spaces. Conditions of approval allowed a maximum of 315 
persons on-site peak occupancy capacity and 150 persons peak open house/event capac-
ity per event and 6 events per year. 

B. 1988 Master Plan Approval Conditions 

The 1988 Master Plan approval included a variety of conditions for site development that 
applied to multiple stages of development. Conditions ranged from preparation of resource 
protection plans (tree management, soil studies, etc.) to very specific items, such as times of 
events on weekends and construction hours.  

A summary of some of the main conditions is as follows: 

• Provision of agricultural easements on the site. 

• Public pedestrian/equestrian trail easement. 

• Marking of any trees requiring removal, and identification by species and diameter size.  

• Replacement of any trees to be removed within 100-foot setback from top of bank of 
creeks on a 3-for-1 basis. 

• Development of maintenance program to ensure establishment of new trees. 

• Revegetation of areas disturbed during construction. 

• Land management plans that address long-term erosion control and streamside pre-
servation and restoration plans as part of Development Plans. 

• Implementation of a monitoring program with results submitted to Department of Pub-
lic Works (DPW) to provide the actual traffic volume data and the adequacy of the on-
site parking spaces every six months for the first two years of the operation. The appli-
cant would then be required to increase the number of parking space, modify the op-
eration hours, or reduce the retreat program or occupancy as required by DPW. The 
monitoring program was required as part of the Precise Development Plan application.  

• Allowance for open houses, but with limitation to a maximum of 100 vehicle trips at site. 

• Phased Development Plan approval. 

• Presence of archaeologist to monitor construction work. 

• Construction hour limitations. 

• Undergrounding of electrical service. 

• No retreat session between 1:00 PM and 7:00 PM on Sundays from May 1 to October 
1 (to prevent conflicts with West Marin traffic). 

• Specific design for site access at Sir Francis Drake Boulevard, with no left turn at egress. 
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• Development and maintenance of carpooling program. 

• Development of soils reports and grading/drainage plans at Precise Development 
Plan stage. 

• Grass and brush clearance program at time of Precise Development Plans. 

• Septic system in compliance with septic discharge permit issued by State Regional 
Water Quality Control Board. 

• Payment to County of annual fee of $5,000 increased from 1988 by 2% annually for 
SRMC’s impact on County police, fire, and paramedic services. 

C. Subsequent County Approvals, Determinations, and Time Extensions 

1. 1989 Precise Development Plan, Phase 1 (and subsequent Design Review for the 720 
square foot structure  

Phase I Precise Development Plan approval included:  

• The main paved access roadway to the Center with three bridges 

• An entrance sign 

• Roadway and pedestrian bridges providing access across central creek  

• Site work and infrastructure, including wastewater  

• A parking area for 112 vehicles 

• A 720 square foot “temporary” staff quarters structure (two bedrooms, kitchen, 
one office) in the Community Center area 

• A 4,200 square foot “temporary” meeting hall and staff office structure in the 
Community Center area 

Conditions of approval allowed the 720 square foot structure for 3 years and the 4,200 
square foot structure for 5 years. 

2. 1991 Precise Development Plan, Phase 2  

Phase 2 Precise Development Plan approval included: 

• Phase II of the wastewater plan 

• Three permanent dormitory buildings in the Community Center area consisting of: 
Dorm A, 4,724 square feet, containing 28 rooms; Dorm B, 3,916 square feet, con-
taining 27 rooms; Dorm C, 3,916 square feet, containing 28 rooms 

• Two temporary dormitory buildings in the Community Center area each 1,680 
square feet in size: Temporary Dorm A with 10 single rooms and 2 double rooms; 
Temporary Dorm C with 9 single rooms and 2 double rooms 
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• A two-story 9,282 square foot dining hall with laundry room and offices in the 
Community Center area 

• Roadway and utility extensions 

• Landscaping 

• Ten wooden tree platforms not exceeding 200 square feet in the Hermitage Center 

• Phase 2 approved a total of 13,364 square feet of permanent dormitories with 83 beds 

• Phase 2 approved a total of 9,282 square feet of dining hall area  

• A 22-foot streamside setback was approved at this Precise Development Plan 
stage. 

3. 1991(DP 91-105) Precise Development Plan Amendment of Phase 2 

Phase 2 Precise Development Plan Amendment approval included: 

• Permanent use of the temporary 4,200 square foot Meeting Hall approved in 
Phase 1, Precise Development Plan 

• Allowed a 720 square foot office building to remain for 10 years (to 2003)  

• Allowed a second 720 square foot residential building to remain for 10 years (to 
2003) 

• Substituted Dining/Dormitory Building C for Dormitory C for a 21-bed dormitory, 
but may be used to 1995 as a kitchen/dining hall or occupancy of the perma-
nent dining hall 

Conditions of approval allowed: 

• SRMC to seek County approval for a new meeting hall up to the maximum 5,400 
square foot size permitted in the 1988 Master Plan, subject to the removal of the 
4,200 square foot original “temporary” meeting hall, now permitted as permanent 

• SRMC to seek County approvals of permanent staff quarters in accordance with 
the 1988 Master Plan approval 

• SRMC to seek County approvals of permanent office accommodations in accor-
dance with the 1988 Master Plan approval 

All of the above improvements have been constructed on the site. 

4. 1995 Precise Development Plan, Phase 3  

• Approved 185 parking spaces, some of them tandem 

• Approved Maintenance Building and Pavilion    (1,000 sq. ft.) 
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• Dormitories and Council House  (total 13,030 sq. ft.) 

• (5 structures in Retreat Area)   

• Meditation Hall (10,056 sq. ft.) 

• Staff housing, two buildings  (3,792 sq. ft.) 

• Teacher housing, two buildings  (1,770 sq. ft.) 

• Family housing, one building  (1,879 sq. ft.) 

• Multipurpose building  (1,784 sq. ft.) 

• Commons building  (3,505 sq. ft.) 

• Maintenance building  (380 sq. ft. unenclosed/646 sq. ft. enclosed)  

• Hermitage Area facilities consisting of 18 single  
room dwelling units, two single-story bathhouses,  
and two-story commons building    (5,014 sq. ft.) 

• Parking facilities, roadway and utility extensions 

• Expansion of on-site sewage treatment facility 

• Landscaping  

5. 1996 Design Review  

On September 30, 1996, the County approved a design review for four modular tempo-
rary housing buildings. 

6. 1997 Vesting of 1988 Master Plan Determination 

On July 14, 1997, County staff issued SRMC a determination that the 1988 Master Plan 
approval was vested with the approval of the SRMC Precise Development Plan, Phase 3, 
on December 7, 1995. The vesting determination did not include the pavilion building lo-
cated to the south of the hermitage, as this facility was not included in the 1995 Precise 
Development Plan approval. The County determined that the Precise Development 
Plan, Phase 3 was vested because building permits were issued for the four dormitories 
and council house.  

7. 1998 Design Review  

This Design Review approved a 707 square foot temporary deck platform, fitted with a 
temporary 20-foot-high shelter to be removed upon the grant of occupancy for a per-
manent dining hall or start of construction of the permanent residence hall, whichever 
occurred first. 
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8. 2002 Precise Development Plan Amendment of Phase 3 and Determination of Ultimate 
Square Footage Allowed by the 1988 Master Plan Approval  

Approved construction of a 1,296 square foot maintenance building with a covered 
area for trash and vehicles.  

Up to this point, SRMC had applied for, and been issued, approvals for construction of a 
number of buildings, in varying degrees and order, and modifications to the 1988 Master 
Plan approval. While conditions of approval of this Precise Development Plan Amend-
ment found that the size of the proposed maintenance building was larger than con-
templated in the 1988 Master Plan approval, the County determined that the overall 
square footage authorized by the 1988 Master Plan could not be exceeded and in the 
future, any submitted Precise Development Plan and/or Building Permits for future con-
struction must reflect a reduction in the overall square footage of development at SRMC 
in compliance with the square footage allowed by the 1988 Master Plan.  

9. Determination of 1988 Master Plan Square Footage Approval and Future Required Re-
duction Requirement 

The Community Development Agency staff issued a memo May 20, 2002, informing 
SRMC that the approved square footage of the 1988 Master Plan approval was 70,560 
square feet and that to date the modified approvals issued by the County totaled 71,535 
square feet. Therefore, the required reduction in the size of future phases of construction 
at SRMC remained at 975 square feet. This memo also determined that the pavilion struc-
ture that was approved by the 1988 Master Plan, but excluded from the 1995 Precise De-
velopment Plan Phase 3 proposal, would remain in the 1988 Master Plan approval. 

10. 2003 Precise Development Plan Amendment 

Approval was granted to change the use of an existing 720 square foot temporary struc-
ture from a residential use to an office use. With the second 720 square foot temporary 
office structure, the project would result in total of 1,440 square feet of temporary office 
space, where the 1988 Master Plan approved a maximum of 1,900 square feet of per-
manent administrative office space in the Village area. 

11. 2008 Time Extension Approval 

On April 21, 2008, the County granted a 5-year time extension (to April 21, 2013) to allow 
for the continued use of “temporary” modular structures, until the replacement with 
permanent structures as follows: 

a. two module units used as office space located in the Village area; and 

b. three module units used as staff housing located in the Community Center area   
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FIGURE 7. RECORDS OF APPROVAL WITH PROPOSED PHASE IV (PLAN SHEET 5B) 
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FIGURE 8. PROPOSED MASTER PLAN AMENDMENT (PLAN SHEET 5C) 
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D. 1988 Master Plan Approved Structures and Existing Structures at Spirit Rock 

Table 2 below tabulates the structures approved by the 1988 Master Plan and the existing 
structures built on the SRMC site. Of those structures approved in the 1988 Master Plan, the 
following structures have not yet been constructed: 

Community Center 

• Permanent Administration Building 

• Permanent Meeting Hall 

Retreat and Hermitage 

• Hermitage Commons/Cabins 

• Permanent Dining Hall 

• Two Residence Halls (Dorms A and B) 

Teacher and Staff Village 

• Village Dormitories 

• Multipurpose Building/Playroom 

• Resident/Visiting Teacher Housing 

Permanent Staff and Family Housing 

TABLE 2 
1988 MASTER PLAN APPROVED STRUCTURES AND BUILT STRUCTURES AT SPIRIT ROCK 

 

To be Built/Built 
(SF) 

Approved unless 
otherwise noted 

MP Approved 
or PDP Approved 

(SF) 

Modification Re-
quired 

Community Center     

3 Permanent Dormitories 12,556  
Replaces 12,400 
sf dorm approved 
in MP** 

 Dorm A  4,724  

 Dorm B  3,916  

 Dorm C  3,916  

Temporary Meeting Hall 5,292 * Requires removal 

Temporary Administration Structures (2) 1,480 * Requires removal 

Gate House 36 150 To be removed 

Administration Building 1,480 1,900 ------------- 
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To be Built/Built 
(SF) 

Approved unless 
otherwise noted 

MP Approved 
or PDP Approved 

(SF) 

Modification Re-
quired 

Meeting Hall 5,400 5,400 ------------- 

 Library    

 Lobby and Reception    

 Breakout Rooms    

 Storage, Elevators, Mechanical    

 Gratitude Hut 56  No approval 

Subtotal Community Center 19,436/6,864 7,450  

Retreat and Hermitage     

Temporary Dining Hall (Dorm C) 2,644  
MP requires re-
moval, MPA pro-
poses mixed use  

Four Residence Halls and Council House 11,340 12,600 ----------- 

Meditation Hall and Annex 10,301 10,050 ------------ 

Residence Hall 5 (Dorm A)    

Residence Hall 6 (Dorm B)    

Hermitage Commons/Cabins 5,014 5,660 ------------- 

Dining Hall 9,282 6,900 ------------- 

Yurt 1,017  To be removed 

Subtotal Retreat 14,296/25,057 35,210  

Teacher and Staff Village    

Temporary Staff Housing Structures (3) 3,792 a Requires removal 

Maintenance Structure 2,592 1,000 
Requires sf ad-
justment per May 
20, 2002 memo 

Maintenance Unenclosed 219   

Village Dormitories  12,400** 

Relocated to 
Community Cen-
ter per 1991 PDP 
Approval 

 Staff Housing 8,600 8,600 ----------- 

 Family Housing 1,879 2,500 ----------- 

 Multipurpose Building Playroom 1,784 400 ----------- 

 Visiting Teacher Housing 1,770 2,500 ----------- 

Pavilion 500 (deck) 500 

Currently a deck 
structure, pro-
posed to be re-
moved 
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To be Built/Built 
(SF) 

Approved unless 
otherwise noted 

MP Approved 
or PDP Approved 

(SF) 

Modification Re-
quired 

Commons Building 3,505 N/A N/A per May 20, 
2002, memo 

Subtotal Teacher and Staff Village 17,538/7,103 27,900  

TOTAL 51,270/39,269 70,560 Approved  

Square feet to be Removed to Meet County Requirement  975 Per May 20, 
2002, memo 

Primary Baseline Square Footage  70,560 per MP  
a Temporary structures do not apply to “approved” due to their temporary nature with removal required upon final of permanent structure 
Source: May 20, 2002, Memorandum to SRMC from County staff 

The May 20, 2002, Memorandum to SRMC from County staff requires reduction of 975 square 
feet upon future County approval/permits of construction, reinstated the “pavilion” in the MP 
approval, and authorized N/A for “Commons Building.” 

VIII. PROJECT DESCRIPTION OF THE PROPOSED MASTER PLAN AMENDMENT  

A. Proposed Project Objectives 

The proposed Master Plan Amendment has the following intended objectives: 

• Improve and expand the infrastructure and improvements to meet the growing de-
mand for religious services provided by Spirit Rock; 

• Adjust the Development Area Boundaries by exchanging with the Marin County Parks 
and Open Space District SCAs and WCAs within the current boundary areas, ex-
change three areas to use for expansion of the new septic system and greywater 
and treatment area (identified as Parcels E-1, E-2, E-3, and E4 on Plan Sheet 20), re-
sulting in a net decrease of 0.22 acre of land within the boundaries (refer to Figure 5); 

• Expand and meet on-site septic needs using the latest technology to handle 200% of 
the proposed use, thereby improving water quality above current levels; 

• Make use of existing infrastructure with infill development rather than expanding to 
new locations; 

• Incorporate natural systems into architecture, site planning, septic systems, and me-
chanical systems; 

• Provide alternative energy sources and design mechanical systems to reduce long-
term energy use, balance site hydrology, and produce as much electricity on the site 
as needed; 

• Make efficient use of materials and resources by using recycled and sustainable 
(“green”) materials;  
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• Provide housing for teachers and staff at Spirit Rock to live on the site to reduce traffic 
and minimize their carbon footprint by reducing the need for travel to and from the site; 

• Control land use intensity (attendance) by replacing County attendance regulations 
with the approval and implementation of a “Resource Protection Plan.” 

• Resite and construct approved structures out of environmentally sensitive zones such 
as identified landslide areas, SCAs and WCAs; 

• Allow new construction that will provide needed support facilities such as ADA re-
strooms, access, and elevators; 

• Phase development consistent with the San Geronimo Valley coho salmon protec-
tion moratorium as it applies to the project’s vested approvals; 

• Limit events that conflict with peak hour traffic on Sir Francis Drake Boulevard; 

• Balance water use with on-site supply and groundwater recharge; and 

• Strive for no net impact on public utilities. 

B. Proposed Project Components  

1. Adjustment of Previously Approved Development Site Boundaries (Building Envelope) 

The Master Plan Amendment proposes to adjust the boundaries of the 1998 Develop-
ment Site Area. The acreage of the Development Area as permitted by the SRMC Master 
Plan is 38.6 acres, or approximately 9.4% of the 409-acre site. This Development Area has 
been amended over the years to include minor changes. The project sponsor proposes 
to amend the land conservation easements held by the MCPOSD, resulting in the ex-
change a total of 3.53 acres of land area contained in 4 small parcels within the existing 
development site boundaries with a total of 3.31 acres of land contained in 4 small par-
cels of the MCPOSD-easement area (net increase to MCPOSD is 0.22 acre) in order to 
grant environmentally sensitive areas (primarily SCA and WCA areas) to the MCPOSD in 
exchange for land areas more suitable for development (primarily septic field expansion 
outside of the SCA) (refer to Figure 5). This proposed exchange of lands is intended to 
provide protection for wetlands and riparian zones along the creeks while providing suit-
able land to SRMC to expand its septic system capacity. In addition one parcel (identi-
fied as parcel E-2, 0.91-acre in size), located off the entrance road just north of Sir Francis 
Drake Boulevard, is proposed to be grasspaved for overflow parking. The total acreage 
for the Development Area would be 38.4 acres after these changes are completed, and 
the lands protected by the MCPOSD easements would be 370.9 acres.  

2. Modification and Relocation of County-approved Structures and Proposed New Structures 

As stated above, for planning purposes the project sponsor has divided the site into the 
“Lower Campus” and the “Upper Campus.” For land use and activity purposes, the 
project sponsor has further divided the site into four land use and activity subareas. The 
“Lower Campus” consists of the “Teacher and Staff Village” and “Community Center”; 
the “Upper Campus” consists of the “Retreat” and “Hermitage.” The “Retreat” and 
“Hermitage” are restricted to use by overnight practitioners.  
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Some of the structures approved by the 1988 Master Plan and the subsequent 1989, 
1991, and 1995 Precise Development Plans have been built, either as temporary struc-
tures or permanent structures (6 temporary structures are proposed for removal); some of 
them have not been built. Some structures that are built and some of the structures ap-
proved, but not yet built, are proposed to be relocated. Some new structures are pro-
posed in the Master Plan Amendment. (Refer to Figure 7, Plan Sheet 5,b and Figure 8, 
Plan Sheet 5c.) The following is a summary discussion of these situations: 

Convert (and retain): Convert the existing temporary dining hall to “flexible” use (“Dhar-
ma Hall”) under Existing Structures (Figure 7 and Figure 8).  

• 2,644 square foot temporary dining hall (identified as structure D) 

Remove: Remove 6 existing temporary structures and the gate house shown under Exist-
ing Structures Figure 7 (Plan Sheet 5b).  

• 5,292 square foot temporary meeting hall structure (identified as structure H) 

• 1,480 square foot temporary administration structures (2) (identified as structures I) 

• 3,792 square foot temporary staff housing structures (3) (identified as structures K)  

• 36 square foot gate house (identified as structure L) 

Remove: As-built 1,117 square foot yurt structure to be removed (identified as structure E) 
(prior Building Permit and Design Review DM 98-47 approval only for 702 square foot yurt 
and deck).  

Legalize: Legalize the existing gratitude hut constructed without approval through the 
Master Plan Amendment identified under Existing Structures (Figure 7 and Figure 8). 

• 56 square foot gratitude hut (identified as structure G) 

Eliminate from Building Program: Eliminate the not yet built multiple-purpose/playroom 
structure under Approved Master Plan (Figure 7) (and under Approved Phase 3) and the 
pavilion structure under the Approved Master Plan (Figure 7) from the building program. 

• 400 square foot multiple-purpose/playroom structure (identified as structure 5) 

• 500 square foot pavilion (identified as structure 11) 

• 2,500 square foot family housing (identified as structure 6) 

Relocate and Construct: Relocate and construct (modify sizes) the not yet built four resi-
dence halls (southwest of the existing temporary dining hall) under Approved Master 
Plan (two of the four approved through the Phase 2 Precise Development Plan) (Figure 
7); relocate and replace with two residence halls (Residence Halls 5 and 6) in a new lo-
cation in the Retreat Area under Proposed Phase 4, south of the existing residences and 
Council House (Figure 8); relocate the Hermitage Cabins/Commons further south toward 
the Retreat Area (Figure 8) thus reducing the overall number of overnight units by 13 
units. Relocate and construct permanent meeting hall with additional facilities, dining 
hall, administrative building, resident staff housing, and village commons (Figure 8). 
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• proposed 3,716 square foot residence hall 5 structure (identified as structure 1, 
Proposed Phase 4) 

• proposed 3,716 square foot residence hall 6 structure (identified as structure 1, 
Proposed Phase 4)  

• proposed 5,660 square foot hermitage cabins/commons (identified as structure 9, 
Proposed Phase 4) 

• proposed 10,589 square foot meeting hall with additional facilities (identified as 
structure 3, Proposed Phase 4) 

• proposed 7,197 square foot dining hall (identified as structure 2, Proposed Phase 4) 

• proposed 4,688 square foot administrative building (identified as structure 4, Pro-
posed Phase 4) 

• proposed 3,935 square foot resident staff housing (identified as structure 6, Pro-
posed Phase 4) 

• proposed 3,505 square foot village commons (identified as structure 5, Proposed 
Phase 4) 

Construct: Construct (modify sizes) the visiting teacher housing under Approved Master 
Plan (and Phase 3 Precise Development Plan) (Figure 7).  

• proposed 2,688 square foot visiting teacher housing (identified as structure 8, Pro-
posed Phase 4) 

Maintain: Maintain the existing structures and facilities under Approved Master Plan (Fig-
ure 7). 

• 11,340 square foot four residence halls and Council House (identified as structures 
B and C) 

• 10,056 square foot meditation hall and annex (identified as structure A) 

• maintain the existing utility services 

• 2,811 square foot maintenance building (identified as structure J) 

New Construction: Allow the construction of two new proposed structures consisting of 
the resident teacher housing and the information kiosk (Figure 8) under Proposed 
Phase 4.  

• proposed 1,884 square foot resident teacher housing (identified as structure 7, 
Proposed Phase 4) 

• proposed 100 square foot information kiosk (identified as structure 10, Proposed 
Phase 4) 
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3. Primary Baseline: 1988 Master Plan Approved Structures vs. Proposed Structures at Buildout  

Table 3 below provides the total baseline square footage approved by the vested 1988 
Master Plan, Precise Development Plans, Design Reviews, and Building Permits, the total 
proposed Master Plan Amendment square footage, the resultant proposed buildout 
square footage, and the change in square footage. The baseline square footage ap-
proved by the 1988 Master Plan plus or minus the change in square footage as a result of 
the proposed Master Plan Amendment equals the proposed square footage buildout. 

TABLE 3  
1988 MASTER PLAN APPROVED STRUCTURES VS. PROPOSED STRUCTURES AT BUILDOUT  

 

Primary 
Baseline 

Approved  
(SF) 

Proposed 
Project 

(Phase 4) 
(SF) 

Buildout 
(SF) 

Change  
in SF  

Subject to  
Initial Study 

(SF) Notes 

Community Center      

Gate House 150 0 0 (150)  

Administration Building 1,900 4,688 4,688 2,788 To be relocated from 
original site 

Meeting Hall 5,400 4,500 4,500 (900) 
To be relocated from 
original site 450 
people 

 Library (part of Mtg. Hall)  803 803 803 Part of new Meeting 
Hall 

 Lobby and Reception (part of 
Mtg. Hall)  1,785 1,785 1,785 Part of new Meeting 

Hall 

 Breakout Rooms (part of Mtg. 
Hall)  1,613 1,613 1,613 Part of new Meeting 

Hall 

 Storage, Elevators, Mechanical 
(part of Mtg. Hall)  1,888 1,888 1,888 Part of new Meeting 

Hall 

Gratitude Hut  56 56 56 Legalize, built w/o 
permits 

 Kiosk  100 100 100  

Subtotal Community Center 7,450 15, 433 15,433 7,983  

Retreat and Hermitage Center      

Temporary Dining Hall (Dorm C)  2,644 2,644 2644 To be converted to 
Dharma Hall 

Four Residence Halls and Council 
House 12,600 0 11,340 (1,260) Already built 

Meditation Hall and Annex 10,050 0 10,301 251 Already built 

Residence Hall 5 (Dorm A)  3,716 3,716 3,716 
To be relocated from 
original site, 23 multi-
family units 1 
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Primary 
Baseline 

Approved  
(SF) 

Proposed 
Project 

(Phase 4) 
(SF) 

Buildout 
(SF) 

Change  
in SF  

Subject to  
Initial Study 

(SF) Notes 

Residence Hall 6 (Dorm B)  3,716 3,716 3,716 
To be relocated from 
original site, 23 multi-
family units 1 

Hermitage Cabins/Commons 5,660 2,388 2,388 (3,272) To be relocated slightly 
to the east 

Dining Hall 6,900 7,197 7,197 297 
To be relocated from 
original site, 195 total 
seats 

Yurt  1,017 1,017 1,017 To be removed 

Subtotal Retreat 35,210 20,678 42,319 7,109  

Teacher and Staff Village      

Maintenance Enclosed 1,000 0 2,592 1,592  

Maintenance Unenclosed 0 0 219 219  

Village Dormitories 12,400 3,909 3,909 (8,491)  

Staff Housing 8,600 3,935 3,935 (4,665)  

Family Housing 2,500 0 0 (2,500) To be omitted from 
program 

Multipurpose Building 400 0 0 (400) To be omitted from 
program 

Visiting Teacher Housing 2,500 2,688 2,688 188 1988 MP approval 

Resident Teacher Housing   1,884 1,884 1,884  

Pavilion 500 0 0 (500) To be omitted from 
program 

Village Commons N/A 3,505 3,505 3,505  

Subtotal Teacher and Staff Village 27,900 15,921 18,732 (9,168)  

GRAND TOTAL 70,560 44,560 76,484 5,924  

Note: SF = square feet. 
a The County’s 1988 approval of the original Master Plan allowed up to 70,560 square feet of building area on the site.  

4. Alternate Baseline:  Existing Built Structures vs. Proposed Structures at Buildout  

Table 4 below provides the total alternate baseline square footage of existing buildings 
and the total square footage of proposed buildings. The difference between the pro-
posed improvements and existing built square footage will be used for the alternate 
baseline in the environmental analysis. 
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TABLE 4 
EXISTING AND PROPOSED STRUCTURES AT SPIRIT ROCK 

 

Existing 
Built 
(SF) 

Proposed 
Buildout 

(SF) 

Change in SF  
from the 

Alternate Baseline 
(SF) Notes 

Community Center     

Gate House 36 0 (36) To be removed 

Administration Building 1,480 4,688 3,208 

Temporary 
structure to be 
removed & Re-
placed 

Meeting Hall 5,292 10,589 (792) 

Temporary 
structure to be 
removed & re-
placed 

Gratitude Hut  56 56  

Kiosk  100 100  

Subtotal Community Center 6,808 15,433 8,625  

Retreat and Hermitage Center     

Temporary Dining Hall (Dorm C) 2,644 2,644 0 To be converted 
to Dharma Hall 

Four Residence Halls and Council 
House 14,061 11,340 0 Already Built 

Meditation Hall and Annex 10,301 10,301 0 Already Built 

Residence Hall 5 (Dorm A)  3,716 3,716  

Residence Hall 6 (Dorm B)  3,716 3,716  

Hermitage Cabins/Commons  2,388 2,388  

Dining Hall  7,197 7,197  

Yurt 1,017 1,017 0  

Subtotal Retreat 27,006 42,319 16,917  

Teacher and Staff Village     

Maintenance Enclosed 2,592 2,592 0  

Maintenance Unenclosed 219 219 0  

Village Dormitories  3,909 3,909  

Staff Housing 2,960 3,935 143 Temporary 
Structures 

Family Housing  0 0  

Multipurpose Building  0 0  

Visiting Teacher Housing  2,688 2,688  

Resident Teacher Housing   1,884 1,884  

Pavilion  0 0  

Village Commons  3,505 3,505  

Subtotal Teacher and Staff Village 5,771 15,921 9,318  

GRAND TOTAL 39,585 76,484 34,950  

Note: SF = square feet. 
a The County’s 1988 approval of the original Master Plan allowed up to 70,560 square feet of building area on the site.  
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4. Site Grading and Creek Improvements 

The project proposes to balance most of all cut and fill for project construction on site 
and limit trucking of off-haul. It is estimated that approximately 7,600 cubic yards of soil 
would be cut and 7,565 cubic yards of soil would be used as fill on the site, requiring that 
35 cubic yards of excess cut material be removed from the site. The proposal includes 
construction of a berm and drainage improvements between the roadway and creek to 
protect creek and water quality. 

5 On-site Sewage Disposal System 

Currently, approximately half of the effluent is treated before dispersal. Under the pro-
posed new system, all of the effluent generated by Spirit Rock will receive advanced 
treatment. Questa’s “Onsite Wastewater Facilities Report” states that “in order to ac-
commodate proposed building modifications and additions, changes to, and expansion 
of, the wastewater system are now needed.” In addition, septic system upgrades are 
proposed in order to meet recent State water quality regulations. The proposed new ad-
vanced wastewater treatment system is intended to improve water quality. (Refer to 
Section XIII.12.d, Sewer or Septic Tanks, of this Initial Study for further discussion.)  

The specific wastewater facility changes proposed include: 

• Abandon the existing intermittent sand filters and install a new advanced waste-
water treatment system for all of the lower area buildings; 

• Install a new advanced wastewater treatment system for the upper area buildings; 

• Install a separate greywater collection, treatment, and drip disposal system for 
laundry and shower water; 

• Abandon a portion of the existing creekside leachfield system;  

• Maintain full use of the existing central field leachfield; 

• Install three new drip disposal fields for treated wastewater to serve the upper 
area buildings and one new drip field for the lower area buildings. 

Under the proposed new system, the maximum treatment capacity is estimated to be 
11,400 gallons per day (gpd), compared to the current system of 9,000 gpd or a 1.26% 
increase, with an average daily flow of approximately 8,000 gpd (70% of maximum de-
sign flow), compared to the current system of 6,060 gpd, or a 1.32% increase. The pro-
posed disposal areas can accommodate flows up to 12,400 gpd, allowing for 1,000 gpd 
of surplus disposal capacity. (Refer to Estimated Wastewater Flows at Spirit Rock, pre-
pared by Questa Engineering Corporation, for proposed uses by activities, users/day, 
and estimated flows.) 

Questa states that one concern to be aware of is that the buffer area between the site 
of the new administration building and the leachfield is a very sensitive area, which is im-
portant to the operation of the leachfield. The treated water dispersed by the shallow 
leachfield migrates laterally through this area in the shallow topsoil.  
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6. Traffic, Access, and Parking  

Site access would remain the same. The main entrance would be from Sir Francis Drake 
Boulevard, just east of Railroad Avenue. This access point would continue to prohibit left 
turns for visitors leaving the on-site access road. Drivers wanting to travel east on Sir Fran-
cis Drake Boulevard would be required to turn right from the site access road, continue 
to Railroad Avenue, and then drive east through the community of Woodacre on San 
Geronimo Valley Drive until joining Sir Francis Drake Boulevard again. 

An additional estimated new 50-space on-site overflow parking lot is proposed to be 
constructed on the site (identified as exchange area E-2 on Figure 5) located approx-
imately 420 feet north of Sir Francis Drake Boulevard. These would be added to the exist-
ing 271 parking spaces on the site. Proposed improvements in this area include the 
“grasspave” parking lot, a new kiosk at this location within a divided and landscaped en-
trance roadway.  

The Transportation Study (Study), prepared by Robert L. Harrison, states that the transpor-
tation impact of the proposed Master Plan Amendment, Phase 4, project would be mi-
nimized as several staff members would live on the project site, events would be sche-
duled to avoid peak traffic hours, and carpooling would be emphasized. The Study 
provides existing and projected activities/attendance for daily events. As discussed in 
greater detail in Section XIII.6 of this Initial Study, the Harrison Study has been subject to 
peer review, and in consultation with the County traffic engineer, trip generation rates 
and distribution have been updated to reflect current trip generation estimates. Under 
the proposed Master Plan Amendment, Phase 4, project, the Study estimates an aver-
age increase of approximately 38% daily attendance and an average daily increase of 
approximately 92% in vehicle trips. The Study finds that the vehicle trips generated by the 
SRMC have no significant effect on the capacity or on the operation of the local streets 
that serve the center on a daily basis. The Study puts forth a “Spirit Rock Center Transpor-
tation Management Plan” intended to reduce the number of motor vehicle trips gener-
ated at the SRMC site, including increased carpooling; managed schedule of events; in-
creased use of alternative transportation modes such as bicycles, walking, and transit.  

The Study appears not to have projections of attendance/traffic trips for large events. It on-
ly puts forth a “Managed Schedule of Events” stating that the Center “will make its best ef-
forts to avoid peak traffic hours for events that are projected to be popular. Of special 
concern will be the end-time of summer programs by well-known meditation teachers. If 
conflicts with peak traffic times cannot be avoided, intensive carpooling programs will be 
initiated to reduce vehicle trips.” Additional traffic analysis may be required and further da-
ta provided for anticipated large special events that SRMC might conduct. (Refer to Sec-
tion XIII.6, Transportation/Circulation, of this Initial Study for further discussion.)  

Additional proposed improvements include: 

• A paved lot in the western central area converted to overnight residential retreat use 

• An eastern gravel parking lot paved and striped for day use with 14 additional spaces 
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• “GrassPave8” overflow lot for 50+ cars during special events  

• Existing asphalt-paved access road in front of the meeting hall will be converted 
to “GrassPave” and featured paving 

• One ADA van parking space will be located at the Hermitage Commons 

• The road to the Hermitage cabins relocation will be improved to rural standards in 
accordance with the Marin County Fire Department 

• Additional staff, teacher, and ADA parking, approximately five spaces, will be 
provided in the Village area  

7. Site Improvements and Landscaping 

Proposed site improvements include: 

• Use of “silent retreat gate” in front of dining hall as separation between Upper 
and Lower Campuses  

• Planting of trees at the Sir Francis Drake Boulevard  

• Use of indigenous, fire-safe, and low-water-consumption landscaping 

• Restoration of Community Center meadow to a more natural state 

• Implementation of a creek restoration program 

• Creation of walking paths and free-span bridges to meadow (east of access dri-
veway) 

• Use of public art with a Buddhist theme 

• Undergrounding of all utilities 

C. Proposed Green Development Practices and Alternative Energy Sources.  

The Master Plan Amendment proposal contains “green” building practices with the goal of 
achieving a “carbon-neutral” environment including the following:  

• Conservation of water and improved water quality, use of greywater from showers 
and laundry facilities for irrigation and possibly toilet water 

Green site improvements including “green” streets using curbs to direct drainage into 
bio/swales to filter water runoff before it enters the creeks, “GrassPave” shoulders, use 
of groundwater recharge to slow the impact of stormwater, use of grasspave in low-
use overflow parking areas, conversion of originally planned creek crossings that had 

                                                      

8GrassPave is a structural lawn that supports traffic loads and acts as a bio-swale to filter surface 
water runoff. 
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fill and culverts to covered bridges to avoid intrusion into streambanks and riparian 
habitat, protection of wetlands and riparian zones. 

Green buildings using modular design, passive solar heating/cooling, renewable recycled 
materials, use of fiber cement non-combustible siding, permeable house wrap, fluorescent 
lighting, efficient appliances, photovoltaic systems for electric power, energy-efficient win-
dows, engineered framing lumber, and other green building materials. 

Green construction practices using tree and habitat protection by fencing at drip-
lines, erosion control measures, recycling of job site and demolition waste, salvaging 
of existing materials, use of componentized construction to make the most efficient 
use of construction materials.  

Green site planning by reducing building site coverage, orientation of buildings for 
solar access and wind/climate issues, and infill development to use existing infrastruc-
ture such as roads. 

Green landscaping including transplanting trees, designing around specimen trees, 
pruning trees to maintain health, removing nonnative and invasive vegetation, and 
using recycled landscape materials, use of Xeriscape landscaping. 

D. Proposed Construction Phasing 

The project would be divided into construction phases identified as Phases 4A and Phase 4B. 
It is estimated that Phase 4A would take place between June 2011 and 2015, for the ele-
ments shown in Table 4 below. Phase 4B would take place between 2020 and 2025, for the 
elements shown in Table 4. 

TABLE 5   
ESTIMATED CONSTRUCTION PHASES 

No. of Phase 
(Starting Month/ 

Year) 
Elements of 

Construction Activities 
Estimated 

Conclusion Notes 

4A.1  
(June 2011) 

Staff Village; Adminis-
tration Bldg. (Gateway 
House); Meeting Hall 
(Community Temple) 

Remove temporary 
housing; Village site 
work; Admin. Bldg. site 
work; Meeting Hall site 
work; removal of excess 
berm from overflow 
parking area 

June 2012 

Use of overflow parking 
area for staging of 
equipment, job shack, 
construction parking, 
and subcontractor trailers 

4A.2  
(September 

2011) 

Village Commons; 
Teacher Residential 
Units; Staff Residential 
Units; Staff Parking; Ad-
min. Bldg.; Meeting Hall 

Prepare one-half parking 
area for staff/teacher vil-
lage; build eight staff 
units; complete Admin. 
Bldg. and Meeting Hall 

January 2013 
Use Village parking area 
for staging as well as 
overflow parking area 

4A.3  
(July 2012) Overflow Parking Area Complete overflow 

parking area 
September 

2012 

Use portion of 
Staff/Teacher Village 
parking area for staging 

4A.4  
(October 2012) 

Removal of temporary 
Admin. Bldg. and 
Meeting Hall  

Build meadow and 
meadow accessory park-
ing lot 

December 
2012 

Use portion of Teach-
er/Staff Village parking 
area for staging  
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No. of Phase 
(Starting Month/ 

Year) 
Elements of 

Construction Activities 
Estimated 

Conclusion Notes 

4A.5  
(April 2015) 

Dining Hall site work; 
Dining Hall; comple-
tion of 4A infrastructure 

Work on Dining Hall 
site work and building June 2017 

Use meadow accessory 
parking area for staging 
and half of Staff Village 
parking for construction 
parking; overflow park-
ing also to be used for 
staging  

4B.1  
(April 2020) 

Two residence halls; 16 
staff residential units; 
two resident teacher 
residential units; one-
half staff parking; road 
to Hermitage 

Retreat Center; SRMC 
open to day use only; 
work focused in Teach-
er/ 
Staff Village and Retreat 
area 

April 2021 

Access road by resi-
dence halls to be used 
for staging for job shack, 
trailers, and materials 
storage; Meadow acces-
sory parking area for 
additional staging 

4B.2  
(April 2025) Hermitage 

Build cabins and Hermi-
tage Commons; portion 
of retreat may be closed 

June 2026 

Same staging as per 
4B.1 and moved to 
Hermitage Commons 
parking area once it is 
graded 

Source: HartMarin, 2009. 

E. Proposed Resource Protection Plan  

Spirit Rock is an overnight facility that provides daytime retreats/classes as well as overnight 
retreats. Therefore, it is a 24-hour operation, with most of the use occurring during daytime 
classes and evening classes that generally conclude by 9:00 PM. Some retreats/classes oc-
cur on Saturdays and Sundays. 

The existing 1988 Master Plan requires that events on Sundays (between the months of May 
and October) must conclude before 1:00 PM or after 7:00 PM. This restriction was established 
to minimize conflicts with Sunday traffic associated with beach-goers traveling on Sir Francis 
Drake Boulevard.  

As previously noted, the (County government) regulation of attendance on the site is pro-
posed to be replaced by the implementation of a proposed “Resource Protection Plan” 
(RPP) to control land use, although the RPP does not identify specifically how land use occu-
pancy would be controlled or provide any set limit to the number of persons attending dur-
ing daily operations or events. The RPP is intended to establish clear and quantifiable criteria 
for water quality, traffic levels of service (LOS), and preservation of sensitive habitats, al-
though specific set standards and criteria are not set out in the Plan itself. The RPP is pro-
posed to develop future criteria to protect sensitive areas while concentrating religious prac-
tices on the least environmentally sensitive land.  

Elements of the Resource Protection Plan are summarized below. 

 Environmental Protection 

The RPP proposes to provide ongoing protection and stewardship for the land. The RPP pro-
poses to develop different criteria for each zone of the site, including undeveloped lands, 
wildlands and managed open space and “settled lands” that have been approved for 
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roads and buildings, exclusive of creeks or riparian zones. An annual monitoring report is pro-
posed to be submitted in the future to the Marin County Community Development Agency. 
The RPP specifies that if any exceedance of future set standards is identified, the SRMC pro-
poses to modify use patterns and/or operations until set criteria are met.  

The RPP also includes recommended measures to protect sensitive habitat. For the creek 
and riparian habitat, the following are proposed: (1) installation of three check dams and 
one sedimentation basin in accordance with “Spirit Rock Stream Habitat Protection Plan;” 
(2) erosion control measures; (3) invasive species management; (4) Sudden Oak Death Syn-
drome management and prevention; and (5) riparian plantings and creek restoration. 
Check dams No. 1, 2, and 3 are proposed in proximity to the site’s entrance road along the 
streams, and one sedimentation basin is proposed at the edge of the pasture near the en-
trance to the site.  

For woodland areas, the RPP proposes the following: (1) Sudden Oak Death Syndrome man-
agement and prevention; (2) forest management in creep zones and other recommenda-
tions included in the Arborist’s Report (McNair & Associates, 2008); and (3) invasive species 
management and other MALT and Marin County Open Space District (MCOSD) initiatives. 

For native grasslands, the RPP includes: (1) invasive species management; (2) limitations on 
access by promoting the use of established paths; and (3) wildfire protection via grazing 
(currently under way). For wetlands habitat, limitations on access by relocation of the Devel-
opment Area Boundary are proposed, in addition to management of invasive species. 

The RPP proposes management of unstable soils by the diversion of groundwater as recom-
mended by the project geotechnical engineer and annual observation of such soils. The RPP 
also includes proposals for maintenance of planting east of the Teacher/Staff Village to pro-
tect visual resources and to screen the project from public view (i.e., Sir Francis Drake Boule-
vard) and limited access/publicity to protect cultural resources on the SRMC site.  

Wastewater Flow 

The RPP proposes creation of an Operation, Maintenance, and Reporting Plan for the septic 
systems. Wastewater flow would be monitored weekly and septic tanks would be inspected 
to determine the need for pump-out. Wastewater effluent would be sampled routinely on a 
monthly basis for specific criteria. Groundwater monitoring wells would be installed in each 
disposal area to measure groundwater levels and to sample water quality. Routine reporting 
results would be submitted in compliance with the Waste Discharge Requirements issued by 
the Regional Water Quality Control Board. 

Water Quality 

The RPP proposes to provide future water quality baseline studies consisting of sampling and 
testing for chemicals, sediments, and bacteria from the central creek (Spirit Rock Creek) as it 
leaves the property. These baseline studies are proposed to be undertaken after the imple-
mentation of the SRMC Master Plan Amendment.  

Traffic 

The RPP proposes to implement the Traffic Management Plan (TMP) as set forth in the RPP. 
Under the TMP, Spirit Rock will monitor the level of service with the minimum criteria for said 
monitoring being the current levels of service at Spirit Rock as established by the submitted 
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Transportation Analysis, Section 7. While not stated formally as “mitigation measures,” the 
TMP sets forth recommended “measures” and management elements including: event 
scheduling to reduce conflicts with peak off-site traffic; installation of a “NO U TURN (R3-4)” 
regulatory sign on westbound Sir Francis Drake Boulevard at Railroad Avenue to assure that 
the advised exit route from the SRMC toward the east is observed by drivers; increased car-
pooling; increased use of bicycles, walking, and transit; and fee reductions/waivers for SRMC 
programs as a way to encourage carpooling and alternative transportation. (Refer to Sec-
tion XIII.6, Transportation/Circulation, of this Initial Study for further discussion of this issue.)  

Standards and Monitoring 

While the project proposes a RPP, the completion of the mapping of the specified zones, es-
tablishment of standards and criteria and monitoring provisions are not proposed to be set 
forth until after approval of the proposed Master Plan Amendment and these items are pro-
posed to be submitted with the Precise Development Plan, Phase 4 application. Therefore, 
with this proposal, no standards are established that can be quantified for purposes of envi-
ronmental review and analyzing potential environmental impacts. The project sponsor ac-
knowledges that in the past Spirit Rock has operated beyond the daily occupancy and spe-
cial events attendance limits established by the 1988 Master Plan. SPMC is seeking to expand 
the occupancy use and attendance at special events. Because standards and monitoring 
methods have not been established, it is not determined how the RPP will affect or regulate 
occupancy and attendance for daily use and activities, special events, or large events. 

IX BASELINE DISCUSSION OF VESTED PROJECT COMPARED TO CHANGES IN THE PROPOSED MAS-
TER PLAN AMENDMENT PROJECT  

The proposed Master Plan Amendment facilities and activities are compared to the vested 1988 
Master Plan. Amendment Precise Development Plans (Phases 1, 2, and 3), Design Reviews, and 
Building Permits to determine the extent that they differ from, or exceed, existing permitted con-
ditions, referred to as the “primary baseline”. In the interest of ensuring informed decision-
making, the Master Plan Amendment facilities and activities are also compared to the physical 
conditions as they presently exist at the project site, referred to as the “alternate baseline”, in 
accordance with the analytical preference expressed by the Court in the CBE ruling. The 
changes proposed in the Master Plan Amendment project from previous approvals that must be 
evaluated for purposes of CEQA include the following: 

• Proposed relocation of structures 

• Proposed increase in floor area (in square feet)  

• Proposed increase in occupancy at the site (daytime and overnight) 

• Proposed increase in attendance for special (and “large”) events 

• Proposed modifications to the Development Area Boundaries 

A. Proposed Relocation of Structures 

The proposed Master Plan amendment identifies proposed relocation of certain approved 
but unbuilt structures to meet the project objectives. (Refer to Table 1 for summary of reloca-
tions and Figure 8 for conceptual proposed relocations.) The construction of proposed relo-
cated buildings will be implemented in accordance with the proposed Estimated Construc-
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tion Phases for Phase 4A and Phase 4B. (Refer to Table 4 Estimated Construction Phases for a 
listing of proposed buildings and timing of construction for each phase.) The submitted plans 
showing creek locations and proposed improvement locations are conceptual in nature 
and no one plan identifies a SCA or WCA setback. Therefore, following is a summary of pro-
posed relocated buildings with a general description of their proposed locations: 

• Administration Building: To be relocated (current site identified as Structure 4 on Fig-
ure 7) from the meadow area of the Community Center, west of the main roadway, 
to the Village area, east of and approximately 3,600 feet from the main roadway, to 
a site (site identified as Structure 4 on Figure 8) adjacent to a paved parking lot and 
approximately 1,500 feet from the nearest creek; 2,788 square feet would be added 
to the 1988 Master Plan approved Administration Building (refer to Table 3).  

• Meeting Hall: To be relocated to avoid a landslide zone (current site identified as Struc-
ture 3 on Figure 7) from the meadow area of the Community Center area, west of the 
main roadway, at the location of the existing temporary meeting hall, to the east side 
(site identified as Structure 3 on Figure 8) of the main roadway, within the Community 
Center, and away from any creek; 5,189 square feet would be added to the 1988 Mas-
ter Plan approved Meeting Hall to include a library, lobby and reception area, brea-
kout rooms, and storage, elevators, and mechanical space (refer to Table 3).  

• Dining Hall: To be relocated (current site identified as Structure 2 on Figure 7) on the 
east side of the main roadway within the Community Center, but farther downhill and 
closer to the roadway for better access (site identified as Structure 2 on Figure 8), the-
reby reducing the need for grading and the extension of infrastructure; 297 square feet 
would be added to the 1988 Master Plan approved Dining Hall (refer to Table 3). 

• Residence Halls (two): To be relocated (current site identified as Structures 1 on Figure 
7) from the east side of the main roadway within the Community Center and within a 
landslide zone and an SCA, to the east side of the main roadway within the Retreat 
area (site identified as Structure 1 on Figure 8), thereby eliminating the need for a 
new access road (and associated culverting of creek) and placing these halls south 
of and adjacent to the existing, clustered residence halls and Council house; one res-
idence would be reduced 1,008 square feet in size and one would be reduced 200 
feet in size from the 1988 Master Plan approval (refer to Table 3). 

• Hermitage Commons and Cabins: To be relocated (current site identified as Struc-
tures 1 on Figure 7) approximately 3,600 feet downhill and to the south to avoid a fo-
rested area on an ancient landslide, to be outside of an SCA, and reducing the re-
quired roadway extension by 50% (approximately 1 mile instead of 2 miles- Total 
development would be reduced by 3,272 square feet from the 1988 Master Plan ap-
proved Hermitage Commons and Cabins (refer to Table 3). 

B. Proposed Change (Increase) in Floor Area (in Square Feet) 

Tables 3 and 4 provide a detailed description of the change in building area as summarized 
below. This table shows, by project area, what change in building area would occur as the 
result of the proposed Master Plan Amendment as compared to the existing vested approv-
als (Primary Baseline), and the existing built conditions (Alternate Baseline). 
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Prjoect Area 
Primary Baseline 

Proposed v. Vested  
Building Area Change (sf) 

Alternate Baseline 
Proposed v. Built  

Building Area Change (sf) 

Community Center 7,983 8,569 

Retreat 7,109 19,933 

Teacher & Staff Village (9,168) 9,456 

Total 5,924 37,858 

The Master Plan Amendment proposes a net increase of 5,924 square feet of floor area on the site 
over the baseline floor area square footage of 70,560 square feet approved by the 1988 Master 
Plan, and a net increase of 37,858 square feet over the alternate baseline square footage of 
39,585 square feet. Of the 5,924 square feet expansion in development area, approximately 2,000 
square feet would be support space such as elevators to meet Americans with Disabilities Act 
(ADA) requirements, mechanical space (heating/air conditioning) and other utilities. 

To date, 39,585 square feet of floor area has been built on the SRMC site. Of this amount, 6 
temporary structures totaling 10,564 square feet will be removed, and the 36 square foot 
gate house and the 500 square foot pavilion/decking will be removed. The 2,644 square foot 
temporary dining hall will be converted to mixed use, once the new dining hall is completed. 
The 56 square foot gratitude hut will be legalized and the as-built 1,017 square foot yurt will 
be removed. The permanent 11,340 square foot residence halls and council house, the 
10,301 square foot meditation hall and annex, and the 2,811 square foot maintenance struc-
ture will remain. (Refer to Section VIII.B.3 and Table 2 of this Initial Study.)  

The approved baseline square footage for each of the specific uses is shown in Table 3. The 70,560 
square foot baseline floor area (1988 Master Plan approval) for the SRMC is shown in Table 3 as 
compared to the proposed 76,484 square feet at buildout of the proposed Master Plan Amend-
ment for Phases 4A and 4B. The proposed Master Plan Amendment 5,924 net square feet of floor 
area increase would represent an approximately 8.4% increase in square footage over the 1988 
Master Plan approved baseline floor area of 70,560 square feet. Approval of the proposed Master 
Plan Amendment could authorize the proposed 5,924 square foot increase of floor area to the 
primary baseline for a total square footage of floor area on the site of 76,484 square feet at buil-
dout. When compared to the alternate baseline, approval of the proposed Master Plan Amend-
ment could result in a 24,773 square foot increase over the 51,711 square feet that presently exist 
for a total square footage of floor area on the site of 76,484 square feet at buildout.  

C. Proposed Change (Increase) in Occupancy at the Site (Daytime and Overnight) 

Under the 1988 Master Plan, site occupancy was to conform to the following maximum base-
line allowable levels: 

Occupancy Allowable 

Staff residents on site 20 

Monks and nuns residing on site  20 

Participants in retreats requiring overnight stays  150 

Participants in daytime retreats or evening classes 125 

Total 315 

(Retreat sessions were allowed to be scheduled on a maximum of 198 days per year.)   
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In this Initial Study, daytime and overnight occupant usage at the project site is projected to 
increase beyond the baseline conditions identified in Section VI.D, “CEQA Requirements for 
Defining the Baseline for Environmental Review Purposes”. As shown in Table 5, total current 
existing peak daily (24-hour) occupancy has been calculated for the Initial Study analysis 
based on nonconcurrent usage factors as 477 persons and is projected to increase to a 
peak persons per day occupancy of 791 persons by 2023 (an increase of 476 persons over 
the 315 baseline). (Nonconcurrent usage accounts for the fact that some activities may not 
occur simultaneously. For example, an evening class is not likely to occur in conjunction with 
the Monday (night) class when 275 persons are expected to be present on the site.)  

The proposed Master Plan Amendment does not propose a maximum daily occupancy nor 
restrict daily occupancy of the site. The additional projected 476-person figure is derived 
from the numbers calculated in the application design for the proposed on-site wastewater 
system (engineers typically base design on conservative projections for maximum numbers 
of persons for carrying capacity of the system) and the related application study considera-
tions for protection of water quality, health, and traffic control.  

As noted above, the 1988 approved Master Plan (primary baseline) capped maximum total on-
site occupancy peak capacity at 315 persons per 24 hours, and the Master Plan Amendment pro-
poses to replace any (County government) regulation of religious attendance at the site with a 
“Resource Protection Plan” (RPP), with environmental monitoring to control land use. The SRMC’s 
attorney has stated in application submittals that “as a religious institution, attendance at Sprit 
Rock cannot be regulated.” The RPP does not identify specifically how land use occupancy would 
be controlled or provide any set limit to the number of persons attending during daily operations or 
events. However, the applicant has submitted data representing historic existing and projected 
peak and average attendance (refer to Charts A, B, C, and D below) derived from daily water use 
monitoring required by the Regional Water Quality Control Board (RWQCB) from January 1, 2005, 
through August 31, 2008 (1,339 total days with actual use counted). (Per the applicant, the data 
excludes the seven peak events that have occurred over the past 20 years as described in the 
application.) This type of data has not been maintained since August 2008, as it is no longer re-
quired by the RWQCB. Column 2 “Existing Conditions” of Chart A indicates that the current existing 
peak daily use (attendance) on site is 539 and the current existing average daily use on site is 168. 
Column 4 “Master Plan Amendment” of Chart A indicates the Master Plan Amendment proposes 
a peak daily use (attendance) on site of 791 and an average daily use on site of 348.  

For purposes of this Initial Study analysis, it is assumed the maximum persons per day to be 
present on the site could increase by 476 persons over the 315 persons baseline (both prima-
ry and alternate baselines) population, for a total peak of 791 persons occupying the site 
daily if the proposed Master Plan Amendment is approved (refer to Table 5). The projected 
peak occupancy figure is based on a reasonable assumption for environmental review of 
the maximum number of persons conservatively calculated to be served by the applicant’s 
design for the on-site wastewater system and related provisions of the application for re-
source water quality, health protection, and projected traffic generation.  Where population 
numbers are discussed, it is assumed that potential impacts to wastewater disposal, water 
demand, traffic, parking, and emergency services are mitigated to a less than significant 
level.  As discussed in applicable sections of this Initial Study, this will require the project spon-
sor to either successfully manage project operations and events to avoid impacts, or to limit 
on-site populations.  For the purposes of this analysis, it is assumed that the maximum special 
event population includes persons who are on-site for daily activities. 

Although the overnight number of beds has been reduced by 21 from the 1988 approved Mas-
ter Plan of approximately 220 beds to 199 beds in the proposed Master Plan Amendment (refer 
to Table 6), overnight use is expected to be reduced with the proposed Master Plan Amend-
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ment. As can be seen in Table 5, the vested 1988 Master Plan, Precise Development Plan, Design 
Review, and Building Permits total maximum approved overnight usage is 190 persons. Future 
overnight projections are calculated to be 195 persons for an increase of 5 persons. This total pro-
jected overnight usage assumes that almost all of the beds in the Retreat Center, the Hermitage, 
and the Teacher and Staff Village are occupied and therefore the proposed Master Plan 
Amendment, while not explicit, indicates a limit of 195 persons for overnight usage. 
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CHART A. USE SUMMARY 
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CHART B. USE DATA 
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CHART C. SPIRIT ROCK CENTER PERSONS ON THE LAND PER DAY 2005–2008 
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CHART D. SPIRIT ROCK CENTER PERSONS ON THE LAND PER DAY 2005–2008 STATISTICAL PATTERN 
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TABLE 6 
PEAK OCCUPANCY AT SPIRIT ROCK MEDITATION CENTER, 

1988 APPROVED PERMITTED, EXISTING, AND PROJECTED FOR 2023 

 

1988 Mas-
ter 

Plan 
Approvala 

Existing Future Net Change 
(2023 

Plus/Minus 
1988 Master 

Plan  
Approval) Existing 

Days  
Per 
Year 

2023 
Buildout 

Total 

Days  
Per 
Year 

Occupants       

Staff and Faculty       

Resident Staff  20 35 365 25 331 5 

Resident Teachers  20 10 365 2 351 -18 

Hermitage Staff   1g 365 1 351 1 

Hermitage Teachers   1g 365 1 351 1 

Visiting Retreat Teachers    6 280 6 

Subtotal Staff and Faculty  40 47 365 35 365 -5 

Visitors Overnight       

Visitors on Retreat  150b 162 198 142 280 -8 

Visitors at Hermitage   18g 365 18 351 18 

Subtotal Overnight Visitors  150 180  160  +10 

Total Staff, Faculty, and  
Overnight Visitors 190 227  195  +5 

Visitors for Day Use       

Non-Resident Staff    33 238 33 

Non-Resident Teachers    3 44 3 

Daylong Class (8 Hours) 125c 125  120 208 -5 

Daytime Class (2½ Hours) c   40 156 40 

Evening Class  c 125 194 65 156 65 

Monday Night Class c NA  275 52 275 

Commuters on Retreat  NA  60 60 60 

Subtotal Visitors for Day Use 125 250  596  +471 

Max. Total Occupants in 24 Hours 315 477  791  +476 

Open House/Special Events  150 1,600f 1 1,600f 1 
 

1,450 

Number of Beds On-Site 202d 88e  199 365 -3 

Notes: NA = Not Addressed. 
a Taken from 1988 Master Plan Conditions of Approval.  
b The visitors on retreat can be increased to 162 persons by children (under age 18) accompanying parents but not participating in 
retreat. Retreat sessions required to be 198 days or fewer per Master Plan Conditions. 
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c The 125-person limit shown under "daylong class" applies to daytime retreats or evening classes. Daytime retreats are not to over-
lap with overnight retreats more than four times per year, and evening classes are not to overlap with overnight retreats more than 
27 times per year, per Master Plan Conditions. 
d Number of beds approved based on Master Plan Conditions regarding overnight guests allowed (162 overnight retreat participants 
and 40 staff/teachers). 
e Number of existing beds shown to match Table PD-4. 
f  Assumes the same peak single event open house attendees as has occurred in past events. 
g The application shows existing Hermitage Use, but these buildings do not exist. Any existing facilities that have not been previous-
ly approved are, therefore, not vested. 

Source: Marin County, 1988; HartMarin, Dec. 10, 2008, submittal to County; County consultant 2009.  

TABLE 7 
OVERNIGHT FACILITIES AT SPIRIT ROCK MEDITATION CENTER (EXISTING AND PROPOSED) 

 

Vested 
Master 
Plan 

Approved  
(DP 95-010) 

Beds  
Built  

To Date 

Proposed Net  
Change  
in Beds/ 
Persons 

No. of  
Units 

No. of  
Beds 

No. of  
Units 

No. of  
Beds 

Retreat         

Four Residence Halls and Council 
House  80 NA  80 80  

Residence Hall 5 (Dorm A)a  24 NA  24 24  

Residence Hall 6 (Dorm B)a  24 NA  24 24  

Dining Hall (temp. approved for hous-
ing)  14 NA  14 14  

Subtotal Retreata  155 155 80 142 142 -13 

Hermitage        

Hermitage Cabinsa  20 20 0 20 20 0 

Teacher and Staff Village        

Village Housing        

Commons Building  8 8  0 0  

Staff Housinga  17 17  16 16  

Family Housinga  8 10  9 9  

Visiting Teacher Housinga     8 8  

Resident Teacher Housinga  10 10  2 4  

Subtotal Teacher and Staff Village  43 45 8 35 37 -8 

GRAND TOTAL 202b 205 220 88 197 199 -21 
a Source of information, HartMarin, page 5-4, 5-6, 5-10, 5-16 of Volume I of application. 
b The 202 beds come from Master Plan Conditions regarding overnight usage. 

Source: HartMarin, 2008. 
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D. Proposed Change (Increase) in Attendance for Special Events 

Special events have taken place at the SRMC over the past 21 years. These events have 
ranged from 1,200 people in 1993 to a peak of 1,600 people at the largest event in 1995, 
when a special Buddhist luminary guest was present at the site. Since 1997, peak events 
have occurred in 2001, 2007, and 2008, when 600 persons, 750 persons, and 750 persons at-
tended, respectively, in a one-day period, most commonly for open houses or a special ga-
thering (HartMarin, 2009). Based on the Master Plan Amendment proposal as noted above 
that (County governmental) regulation of religious use attendance would be replaced by 
the “Resource Protection Plan” with environmental monitoring, the SRMC does not propose 
to restrict special events that may occur in the future to any specific maximum number and 
similarly does not specify how peak attendance at events might be limited or project any 
maximum number of persons potentially attending special events. (Special events are 
served by portable toilets and are not restricted by septic system capacity.)  

The current use level is 900 persons per year,” (based on a calculation of average event at-
tendance yearly). As discussed in Section VI.D, “CEQA Requirements for Defining the Baseline 
for Environmental Review Purposes”, the baseline for open house/special events is a total of 
150 persons per event and 6 events per year. While special large events occur infrequently on 
a year-to-year basis, based on historical records showing a peak attendance at one event of 
1,600 persons, it is assumed for purposes of environmental analysis that peak maximum special 
event attendance of up to 1,600 persons at a single event might occur in the future at the 
project site, based on a historic past peak special event with 1,600 persons in attendance. (Re-
fer to Table 5.)  Maximum special event attendance includes persons who are on-site for daily 
activities.  When discussing maximum population numbers, it is assumed that potential impacts 
(e.g. wastewater disposal, water demand, traffic, parking, and emergency services) are miti-
gated to a less than significant level through the proposed Resource Protection Plan.  As dis-
cussed in applicable sections of this Initial Study, this will require the project sponsor to either 
successfully manage project operations and events to avoid impacts, or to limit on-site popu-
lations.  This maximum attendance would represent an increase of 1,450 persons over the 150-
person baseline that is currently permitted for special events attendance.  

SURROUNDING PROJECTS 

The Countwide Plan indicates that population growth in Marin County averaged 0.25% from1990 
to 2000. This slow growth rate is expected to continue because over 80% of County land is open 
space, watershed land, tideland, parks or agricultural land that are protected from development. 
Growth and development in the area surrounding the project site is not expected to result in an 
increase in population or commercial activity in the near future due to the predicted slow rate of 
growth. Table 8 contains a list of projects that are under review, have recently been approved, 
and projects that are under construction to provide a context for understanding future demand 
for schools, recreation, transit, and street circulation in the project vicinity. Because most of these 
projects are small and are located more than two miles from the project site, they are not ex-
pected to significantly contribute to baseline and cumulative conditions relative to the proposed 
project. Similarly, the one large-scale development proposed in the project vicinity, Grady Ranch, 
is not expected to significantly contribute to baseline and cumulative conditions at the project site 
because it is located in an adjoining valley to the north of the project site that uses Lucas Valley 
Road as the primary east-west arterial and that is served by a separate school district. 
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TABLE 8 
PROPOSED, APPROVED, UNDER CONSTRUCTION, RECENTLY CONSTRUCTED, AND 

POTENTIAL DEVELOPMENT PROJECTS IN OR NEAR THE SAN GERONIMO VALLEY 

Address Project Description 

Under Review 

Marin County – Sir Francis Drake Rehabilitation 
Project  

Resurfacing and roadway improvements to Sir Francis Drake Bou-
levard. 

DeLano Gorcery – 2040 Sir Francis Drake Boule-
vard, Fairfax 

Redevelopment of a grocery store property with 10 affordable 
apartments and 4,000 square feet of office space. 

Harriman – 10045 & 10095 State Route 1, Olema Renovation & Development of a lodge and conference center 

Approved 

Bar-Or Subdivision – Viento Way, Point Reyes 2 lot land division of residential/agricultural property 

Grandi Building – 11101 State Route 1, Point Reyes 
Station 

Restoration and reuse of an existing 17,361 square foot commercial 
building 

Lucasfilm (Grady Ranch) – Lucas Valley Road Development of a 456,100 square feet of office space and 7 single 
family residences 

Under Construction 

Fairfax – Oak Manor Ridge – Sir Francis Drake Ave-
nue and Oak Manor 13 Single Family Residences 

Source: Propdev 45, Marin County Community Development Agency, June, 2009 

X. NEXT STEPS AND REQUIRED APPROVALS FROM RESPONSIBLE REGULATORY AGENCIES 

A. County Approvals  

The proposed Master Plan Amendment must be approved by Ordinance by the Marin 
County Board of Supervisors (Board) after a recommendation from the Planning Commission 
is received. Before the Board can approve the Ordinance on the merits of the project, the 
Board must adopt the Environmental Review document. To vest a Master Plan Amendment 
approval, the project sponsor must obtain the approval of subsequent Precise Development 
Plan(s). The subsequent Precise Development Plan(s) must be consistent with the conditions 
of the Master Plan Amendment approval.  

Master Plans are unique regulatory instruments because they govern both the development 
and use of a property.  Pursuant to Marin County Code Section 22.44.030.3, those portions of 
the Spirit Rock Master Plan Amendment that govern uses are subject to Use Permit findings 
and may be revoked pursuant to Marin County Code Chapter 22.120. 

To implement the Master Plan and subsequent Precise Development Plans, the applicant will 
be required to secure approval for a variety of County permits that may include, but are not 
limited to the following:  

• Design Review; 
• Waste Discharge Permit; 
• Tree Removal Permit; 
• Grading Permit; and 
• Building Permits. 
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B. Responsible Agencies 

The one current Responsible Permitting Agency (a Responsible Permitting Agency is any 
agency other than the CEQA lead agency that has regulatory permit authority or trustee 
agency authority over the project) preliminarily identified as retaining regulatory permit au-
thority over the proposed SRMC Master Plan Amendment project is the Regional Water Qual-
ity Control Board (RWQCB) which issues a Waste Discharge Requirements (WDR) permit for 
the proposed on-site wastewater system and associated improvements. It is possible that 
additional Responsible Permitting Agencies will be identified through additional review and 
preparation of this Initial Study. A Regional Water Quality Control Board (RWQCB) National 
Pollutant Discharge Elimination System (NPDES) permit for stormwater discharge may be re-
quired. A streambed alteration agreement from the California Department of Fish and 
Game would be required if any work, such as bridge construction, is done within the stream 
corridor. Wetland delineation approval by the U.S. Army Corps of Engineers, Regional Water 
Quality Control Board 401 certification, and U.S. Fish and Wildlife species and habitat com-
pliance may also be required. The Initial Study will also consider whether more detailed plans 
will need to be submitted to make a reasoned determination on the proposed creek im-
provements and the proposed SCA setbacks and WCA setbacks.  
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 

The environmental factors checked below would be potentially affected by this project involv-
ing at least one impact that is a “Potentially Significant Impact,” as indicated by the checklist on 
the following pages. Potentially significant impacts that are mitigated to “Less Than Significant” 
impact are not shown here.  

 Land Use/Planning  Population/Housing  Geophysical 

 Water  Air Quality  Transportation/Circulation 

 Biological Resources  Energy/Natural Resources  Hazards/Hazardous Mate-
rials 

 Noise  Public Services  Utilities/Service Systems 

 Aesthetics/Visual Re-
sources 

 Cultural Resources  Social/Economic Effects 

 Mandatory Findings of 
Significance 

  

STRUCTURE OF DISCUSSION  

As discussed in the Project Description and in this Initial Study, the proposed amendment to the 
Master Plan is being evaluated against two baselines. The Primary Baseline will use the full buil-
dout approvals from the 1988 Master Plan, whether the features from the Plan were built or not, 
and the Alternate Baseline will use the conditions existing at the time this document is prepared.  

Regarding the Primary Baseline, a Negative Declaration was approved in 1988 which evaluated, 
in compliance with CEQA, the impacts of the then proposed Master Plan. In order to provide a 
complete picture of the impacts of the proposed project, this Initial Study, in the Primary Base-
line, will point out the impacts associated with the Master Plan by impact category, It will also 
point out related mitigation measures imposed through the 1988 Negative Declaration.  

EVALUATION OF ENVIRONMENTAL IMPACTS 

Analysis of the proposed project using Primary Baseline conditions is subject to Section 15162 of 
the State CEQA Guidelines. Pursuant to Section 15162 and the County CEQA Guidelines, the 
County may prepare an Initial Study to evaluate the proposed Master Plan Amendment modifi-
cations where the approved Master Plan was subject to prior environmental review. This analysis 
evaluates categories of environmental issues that apply to the new project in terms of any 
“changed condition” (i.e. changed circumstances, project changes, or new information of sub-
stantial importance) that may result in new significant impacts that have not already been con-
sidered and mitigated by the prior environmental review or a substantial increase in the severity 
of a previously identified impact.    

Project analysis as compared to the Alternate Baseline conditions (existing physical conditions 
on the project site) must be evaluated pursuant to Section 15063 of the CEQA Guidelines and 
the County CEQA Guidelines. 

This preliminary analysis provides the County with information to use as the basis for deciding 
whether to prepare an Environmental Impact Report (EIR) or Subsequent Negative Declaration. 
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The points enumerated below describe the primary procedural steps undertaken by the County 
in completing an Initial Study checklist evaluation and, in particular, the manner in which signifi-
cant environmental effects of the project are made and recorded. 

a. The determination of significant environmental effect is to be based on substantial evi-
dence contained in the administrative record and the County’s environmental database 
consisting of factual information regarding environmental resources and environmental 
goals and policies relevant to Marin County. As a procedural device for reducing the size 
of the Initial Study document, relevant information sources cited and discussed in topical 
sections of the checklist evaluation are incorporated by reference into the checklist (e.g., 
general plans, zoning ordinances). Each of these information sources has been assigned a 
number which is shown in parenthesis following each topical question and which corres-
ponds to a number on the data base source list provided herein as Attachment 1. See the 
sample question below. Other sources used or individuals contacted may also be cited in 
the discussion of topical issues where appropriate. 

b. In general, a Negative Declaration shall be prepared for a project subject to CEQA 
when either the Initial Study demonstrates that there is no substantial evidence that the 
project may have one or more significant effects on the environment. A Negative Decla-
ration shall also be prepared if the Initial Study identifies potentially significant effects, but 
revisions to the project made by or agreed to by the applicant prior to release of the 
Negative Declaration for public review would avoid or reduce such effects to a level of 
less than significant, and there is no substantial evidence before the Lead County De-
partment that the project as revised will have a significant effect on the environment. A 
signature block is provided in Section VII of this Initial Study to verify that the project spon-
sor has agreed to incorporate mitigation measures into the project in conformance with 
this requirement. 

c. All answers to the topical questions must take into account the whole of the action in-
volved, including off-site as well as on-site, cumulative as well as project-level, indirect as 
well as direct, and construction as well as operational impacts. Significant unavoidable 
cumulative impacts shall be identified in Section 16 of this Initial Study (Mandatory Find-
ings of Significance). 

d. A brief explanation shall be given for all answers except “Not Applicable” answers that 
are adequately supported by the information sources the Lead County Department cites 
in the parenthesis following each question. A “Not Applicable” answer is adequately 
supported if the referenced information sources show that the impact simply does not 
apply to projects like the one involved (e.g., the project falls outside a fault rupture zone). 
A “Not Applicable” answer shall be discussed where it is based on project-specific fac-
tors as well as general standards (e.g., the project will not expose sensitive receptors to 
pollutants, based on a project-specific screening analysis). 

e. “Less Than Significant Impact” is appropriate if an effect is found to be less than signifi-
cant based on the project as proposed and without the incorporation of mitigation 
measures recommended in the Initial Study. 

f. “Potentially Significant Unless Mitigated” applies where the incorporation of recom-
mended mitigation measures has reduced an effect from “Potentially Significant Im-
pact” to a “Less than Significant Impact.” The Lead County Department must describe 
the mitigation measures, and briefly explain how they reduce the effect to a less than 
significant level. 
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g. “Significant Impact” is appropriate if an effect is significant or potentially significant, or if 
the Lead County Department lacks information to make a finding that the effect is less 
than significant. If there are one or more effects, which have been determined to be sig-
nificant and unavoidable, an EIR shall be required for the project.  

h. The answers in this checklist have also considered the current California Environmental 
Quality Act Guidelines and the Initial Study Checklist contained in those Guidelines. 
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For Primary and Alternate Baseline Conditions 
Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact 
No Impact 

1. LAND USE AND PLANNING. Would the project: 

a) Conflict with applicable Countywide Plan desig-
nation or zoning standards? (source #(s): 1–9, 11, 
16, and 17) 

    

b) Conflict with applicable environmental plans or 
policies adopted by Marin County? (source #(s): 
1–14, 16, and 17) 

    

c) Affect agricultural resources, operations, or con-
tracts (e.g., impacts to soils or farmlands, impacts 
from incompatible land uses, or conflicts with 
Williamson Act contracts)? (source #(s): 1, 11, 
16, 17, and 18) 

    

d) Disrupt or divide the physical arrangement of an es-
tablished community (including a low-income or mi-
nority community)? (source #(s): 1, 11, 16, and 17) 

    

e) Result in substantial alteration of the character or 
functioning of the community, or present or planned 
use of an area? (source #(s): 1, 11, 16, and 17) 

    

f) Substantially increase the demand for neighbor-
hood or regional parks or other recreational facili-
ties, or affect existing recreational opportunities? 
(source #(s): 1, 11, 16, and 17) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered General and Specific Plan Factors (Section E) and found 
that the proposed project would have no impact on the environment as it related to:  

1) Countywide Plan (CWP) population growth rates for its planning area in conjunction 
with other recently approved developments; or  

2) CWP policies for housing or low, moderate and middle income housing mix.  

The 1988 CEQA Document also found that the proposed project would have potentially signifi-
cant impacts on the environment as it related to CWP and Community Plan policies or land use 
designations and Stream Conservation Area Policies. To reduce these impacts to a less than sig-
nificant level, the County imposed the following mitigation measures: 

1) Mitigate the tree removal by a tree replacement program that provides three new 
trees for every one removed. 

2) Mitigate the potential impacts of development in proximity to the stream, by planting 
riparian vegetation and woodland species along the stream channel south of the 
main parking lot. 
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3) Agricultural easements over upland areas plus the meadow area near Sir Francis 
Drake Boulevard should be used to ensure continued agricultural use of the most 
agricultural acreage on the property. 

Based on review of County records and field observations, all three of the above identified miti-
gation measures have been implemented for the portion of the Master Plan that has been con-
structed. Accordingly, the mitigation measure requiring recordation of agricultural easements 
has been satisfied and is no longer applicable to the proposed project. This ISMND continues to 
require tree replacement and revegetation adjacent to riparian/bay woodland areas (MM.1.a.2 
and MM.7.b.2) to address potential project impacts.  

POLICY CONSISTENCY 

The determinations of policy consistency as discussed in this Initial Study section represent County 
staff interpretation of policies. However, this Initial Study does not determine policy consistency. 
The formal policy consistency determinations are made by the County decision-makers. 

Policy inconsistencies may not necessarily indicate significant environmental effects. Section 
15358(b) of the CEQA Guidelines states that “effects analyzed under CEQA must be related to a 
physical change in the environment.” Therefore, only those policy inconsistencies that would 
lead to a significant effect on the physical environmental are considered significant impacts 
pursuant to CEQA. Where potentially significant environmental impacts are raised in the discus-
sion below, they have been mitigated to a less than significant impact. Mitigations are ad-
dressed further in the topical impact sections following plan policy analyses.  

ENVIRONMENTAL SETTING 

The subject property is located in the San Geronimo Valley, an unincorporated community in Ma-
rin County. Land use and development are governed by the goals, policies, and objectives con-
tained in the Marin Countywide Plan and the San Geronimo Valley Community Plan, and by the 
standards contained in Title 22 (Development Code) of the Marin County Municipal Code.  

THE MARIN COUNTYWIDE PLAN (CWP) 

The property is located in the Inland-Rural Corridor, as established by the Marin Countywide 
Plan, and is designated with the AG2 (Agriculture, one unit per 10 to 30 acres) land use desig-
nation with a permitted floor area ratio (FAR) of between 0.01 and 0.09. The proposed project is 
consistent with land use regulations and development intensities established for the AG2 land 
use designation by the Marin Countywide Plan.  

SAN GERONIMO VALLEY COMMUNITY PLAN (SGCVP) 

The San Geronimo Valley Community Plan (SGVCP) contains specific goals, policies, and pro-
grams that govern conservation and development in the unincorporated community of San Ge-
ronimo Valley. The SGVCP is incorporated as part of the Countywide Plan and includes more de-
tailed policies that pertain specifically to the San Geronimo Valley (such as tree preservation, 
creek protection, community compatibility, etc.).  
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ZONING CODE 

Development proposals located in the Agricultural/Residential Planned (ARP-20) zoning district 
with a maximum permitted density of 1 unit per 20-acres, are subject to Design Review (Chapter 
22.42 of the Marin County Municipal Code) and the Planned District Development Standards 
(Chapter 22.16 of the Marin County Municipal Code). The ARP zoning district provides for flexibili-
ty in siting of development to better respond to the constraints present at the site subject to the 
application of the Planned District Development Standards (Development Standards).  

REGULATORY ACTIONS 

There are a number of County requirements that govern land use and development that would 
occur through the normal exercise of regulatory authority. Future development at this site will be 
subject to Precise Development Plan Design Review, Building Permit, Grading Permit, and En-
croachment Permit as required by the Marin County Code. Often the exercise of regulatory au-
thority under these permitting processes is adequate to ensure that significant environmental 
impacts would not result from project implementation. Where the operation of legal require-
ments is adequate to avoid potentially significant impacts, no additional mitigation measures 
are proposed.  

DISCUSSION OF IMPACTS 

The following discussion of issues uses both Primary and Alternate Baseline conditions in the eval-
uation in each topical area.  

a. Would the project conflict with applicable Countywide Plan designation or zoning standards? 

There are more than 100 CWP and Community Plan policies that apply to the proposed 
project and project site (refer to Appendix B). In most instances, the project is consistent with 
these policies and requires no mitigation to avoid potentially significant environmental im-
pacts. Several policies, however, are subject to interpretation and in some instances a given 
impact is mitigated in order to ensure compliance with the CWP and Community Plan. This 
section has been organized to provide a summary of plan policy consistency where consis-
tency determinations are apparent, and to provide policy-specific discussion where interpre-
tation or mitigation is required.  

COUNTYWIDE PLAN 

As described in greater detail in Appendix B, the proposed project, as evaluated under both 
Primary Baseline and Alternate Baseline Conditions is consistent with the CWP policies shown in 
bold text because the project: 

• Has been designed to retain the majority of the site as a natural terrestrial ecosystem. The 
proposed project will affect 38.6 acres of the 409.3-acre site. This represents 9.43% of the 
total land area. (BIO-1.3, AIR-4.2)  

• Proposes to retain most of the site in an open, natural condition and to implement a Re-
source Protection Plan to control or avoid the introduction of invasive species. The 
project is also subject to standard County requirements that vegetation is to comprise of 
drought-tolerant, fire-safe, and native species. (BIO-1.5, 1.6 & 1.7) 
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• Establishes a modified Development Area Boundary (DAB) that avoids areas of the 
property that contain wetlands and archaeological resources, proposes to increase the 
separation between improvements and riparian corridors on the project site, and main-
tains separation from Sir Francis Drake Boulevard. (BIO-2.2, 2.3, 2.4, 2.6, 3.1, 4.2, 4.5, 4.8, 
4.16 & 4.19, EH-2.1, NO-1.1, HAR-1.1 & 1.3) 

• Proposes to install porous/permeable surfaces adjacent to roadway improvements and 
in parking areas to increase infiltration. (BIO-4.4, 4.18 & 4.20, WR-1.3) 

• Utilizes existing roads and paths to minimize the number of creek crossings, and proposes 
to use cantilevered bridges for future creek crossings. (BIO-4.14, EH-3.2) 

• Would preserve over 90% of the site for open space and agricultural activities and pre-
serve the rural character of the site by keeping improvements on the lower elevations of 
the project site where they will be screened by existing land forms and vegetation. (WR-
1.1, 1.4, OS-2.5, TRL-1.1, AG-1.2, 1.3 & 1.7, CD-8.5, DES-1.1, 1.2 & 4.1) 

• Includes a Traffic Management Plan to reduce traffic volume, stagger events to avoid 
peak periods of traffic demand, and promote transit use and carpooling. (AIR-3.1) 

• Proposes to install photovoltaic services at the site and improve energy efficiency 
through building orientation and construction practices to reduce reliance on traditional 
gas and electric services, and to recycle greywater to reduce demand for water and 
wastewater disposal. (AIR-4.1, PFS-3.2) 

• Modifies the DAB to increase the separation between improvements and slides, and 
proposes improvements in areas that have adequate emergency vehicle access and 
water pressure for fire suppression. (EH-4.1, CD-2.8 & 5.2) 

• Provides on-site housing for employees. (HS-3.2 & 3.3) 

• Does not require off-site infrastructure improvements to accommodate access to or to 
support the proposed development. (TR-1.4 & 1.5) 

COUNTYWIDE PLAN POLICY DISCUSSION  

STREAM CONSERVATION 

A number of CWP policies establish standards and objectives for protecting Stream Conservation 
Areas (SCA). Policy BIO-4.1 provides the most detailed discussion of resource protection objectives 
and criteria, and establishes definitions that are central to the consistency determination. One of 
the circumstances that changed since the 1988 Master Plan approval is the creation of newer, 
more stringent SCA policies, including Policy BIO-4.1 in the 2007 CWP. The new policies are appli-
cable to the analysis of new structures and improvements under both Primary and Alternate Base-
line Conditions.  

BIO-4.1 Restrict Land Use in Stream Conservation Areas. A Stream Conservation Area (SCA) is es-
tablished to protect the active channel, water quality and flood control functions, and asso-
ciated fish and wildlife habitat values along streams. Development shall be set back to protect 
the stream and provide an upland buffer, which is important to protect significant resources that 
may be present and provides a transitional protection zone. Best management practices shall 
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be adhered to in all designated SCAs. Best management practices are also strongly encour-
aged in ephemeral streams not defined as SCAs.  

Exceptions to full compliance with all SCA criteria and standards may be allowed only if the fol-
lowing is true: 

1.  A parcel falls entirely within the SCA; or 

2.  Development on the parcel entirely outside the SCA either is infeasible or would have 
greater impacts on water quality, wildlife habitat, other sensitive biological resources, or 
other environmental constraints than development within the SCA. 

SCAs are designated along perennial, intermittent, and ephemeral streams as defined in the 
Countywide Plan Glossary. Regardless of parcel size, a site assessment is required where incur-
sion into an SCA is proposed or where full compliance with all SCA criteria would not be met. An 
ephemeral stream is subject to the SCA policies if it: (a) supports riparian vegetation for a length 
of 100 feet or more, and/or (b) supports special-status species and/or a sensitive natural com-
munity type, such as native grasslands, regardless of the extent of riparian vegetation asso-
ciated with the stream. For those ephemeral streams that do not meet these criteria, a minimum 
20-foot development setback should be required.  

SCAs consist of the watercourse itself between the tops of the banks and a strip of land extend-
ing laterally outward from the top of both banks to the widths defined below (see Figure 2-2). 
The SCA encompasses any jurisdictional wetland or unvegetated other waters within the stream 
channel, together with the adjacent uplands, and supersedes setback standards defined for 
Wetlands Conservation Areas (WCAs). Human-made flood control channels under tidal influ-
ence are subject to the Bayland Conservation policies. The following criteria shall be used to 
evaluate proposed development projects that may impact riparian areas: 

Coastal, Inland Rural, and Baylands Corridors 

For all parcels, provide a development setback on each side of the top of bank that is the 
greater of either (a) 50 feet landward from the outer edge of woody riparian vegetation asso-
ciated with the stream or (b) 100 feet landward from the top of bank. An additional setback dis-
tance may be required based on the results of a site assessment. A site assessment may be re-
quired to confirm the avoidance of woody riparian vegetation and to consider site constraints, 
presence of other sensitive biological resources, options for alternative mitigation, and determi-
nation of the precise setback. Site assessments will be required and conducted pursuant to Pro-
gram BIO-4.g, Require Site Assessment. SCAs shall be measured as shown in Figure 2-2.  

Allowable uses in SCAs in any corridor consist of the following, provided they conform to zoning 
and all relevant criteria and standards for SCAs: 

• Existing permitted or legal nonconforming structures or improvements, their repair, and 
their retrofit within the existing footprint; 

• Projects to improve fish and wildlife habitat; 

• Driveway, road and utility crossings, if no other location is feasible; 

• Water-monitoring installations; 
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• Passive recreation that does not significantly disturb native species; 

• Necessary water supply and flood control projects that minimize impacts to stream func-
tion and to fish and wildlife habitat; 

• Agricultural uses that do not result in any of the following: 

a. The removal of woody riparian vegetation; 

b. The installation of fencing within the SCA that prevents wildlife access to the riparian 
habitat within the SCA; 

c. Animal confinement within the SCA; and, 

d. A substantial increase in sedimentation. 

As discussed in greater detail in Section 7 (Biological Resources) of this document, the project 
site contains seasonal drainages that are subject to the CWP SCA policies to protect riparian 
and stream resources, including an ephemeral tributary to San Geronimo Creek referred to in 
local watershed reports as Spirit Rock Creek. Riparian habitat within the project area is situated 
along some of the seasonal drainages and is dominated by California bay laurel trees and iso-
lated groups of coast live oak.  

Background for Evaluation of Consistency with Countywide Plan Policies 

The 1988 Master Plan established a Development Area Boundary (DAB) that requires all im-
provements on the 409-acre project site to be located on approximately 38.6 acres of land that 
contain seasonal drainage courses. Of the 38.6 developable acres, approximately 25 acres 
(0.65%) are located within the Stream Conservation Area (Refer to Figure 9 – Constraints Map). 
The 1988 Master Plan also approved construction of several structures located within 100 feet of 
the top of the bank of seasonal drainage courses, an area identified for protection under the 
Stream Conservation Area policies of the Countywide Plan.  

At the time of approval, the Spirit Rock Center Master Plan Negative Declaration (1988 CEQA 
Document) found that the project accomplished two major goals of the Countywide Plan; pro-
tection of the visual character of the site, and agricultural preservation. The 1988 CEQA Docu-
ment also found that “Most of the structures proposed within the 100 foot conservation area are 
located on a grassland and will not impact any riparian habitat.” (1988 CEQA Document, p. 6)  
To mitigate against potential Biotic Community Impacts the 1988 CEQA Document included 
provisions requiring tree replacement, installation of riparian and woodland vegetation 
landscaping, recordation of an agricultural easement, and fire protection measures. 

Based on policy determinations related to visual resources, agricultural protection, and riparian 
habitat protection that were made using the information provided in the 1988 CEQA Document, 
the County established a DAB that contained Stream Conservation Areas, and approved a num-
ber of structures, roadways, parking areas, and paths within the SCA. Through subsequent Devel-
opment Plan approvals, many of these structures and facilities have been constructed. Existing 
structures located within the SCA are in the vicinity of the areas identified on project plans as “Ex-
isting Community Center” and “Retreat.” The project site contains several existing roadway and 
pathway crossings of seasonal drainages, and the proposed project would generally retain the 
approved 1988 road alignment that provides access to the Hermitage. The proposed Hermitage 
access alignment proposes to use a cantilevered bridge where it crosses a drainage channel. 
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FIGURE 9 – CONSTRAINTS MAP 
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The proposed Master Plan Amendment would result in the relocation of structures that have 
been approved within the SCA but that are not yet constructed (Table 1.1), and the removal of 
several structures that have been built within the SCA (Table 1.2). The Master Plan Amendment 
proposes no modification to the 1988 Master Plan approval to facilities located north of the 
Hermitage Commons and these facilities are not part of the current project. 

Primary Baseline Analysis  

The proposed project would improve protection of riparian resources and improve compliance 
with the Countywide Plan policies related to SCAs by removing and relocating structures that 
have been approved, and in some cases constructed, within the SCA to locations that are out-
side of the SCA. Where the project would result in buildings that are located within the SCA, the 
building would be located on partially disturbed grasslands that contain no riparian vegetation. 

Development associated with the Community Center and Retreat subareas is clustered around 
Spirit Rock Creek. The project has received entitlements to develop components of the Spirit 
Rock Master Plan in these locations and within the SCA. The project would relocate previously 
approved building locations as indicated in Table 1.1. 

TABLE 1.1 
APPROVED AND NOT YET BUILT STRUCTURES TO BE RELOCATED 

Building Existing Setback to SCA Proposed Setback to SCA 

Administration Building Within 70’ 100’ or more 

Meeting Hall Within 50’ 100’ or more 

Residence Halls Within 15’ Within 30’ 

Dining Hall 100’ or more Within 60’ 

Hermitage Commons Within 60’ 100’ or more 

• Administration Building: This approved structure would be relocated from the meadow 
area of the Community Center where it is within 75 feet of Spirit Rock Creek, to the Vil-
lage area located west of the main roadway in a location that is more than 100 feet 
from the nearest creek. 

• Meeting Hall: This approved structure would be relocated from the meadow area of the 
Community Center where it is within 50 feet of Spirit Rock Creek, to the Village area located 
west of the main roadway in a location that is more than 100 feet from the nearest creek. 

• Residence Halls: Three residence halls were approved in the Community Center Area 
and are proposed to be relocated from the area west of the main road where they are 
within 25 feet of Spirit Rock Creek, to the retreat area where they would consolidated in 
two structures that would be within 30 feet of Spirit Rock Creek. 

• Dining Hall:  The approved location of this structure is east of, and approximately 10 feet 
in elevation above the main access road and opposite the gratitude hut. The previously 
approved Dining Hall was over 100 feet from the top of bank from the ephemeral creek. 
The project proposes to relocate the Dining Hall approximately 100 feet northwest and 
down slope of the approved location so that it is closer to the access road and to pro-
vide space for a solar panel array. The proposed Dining Hall would be approximately 60 
feet from the top of bank from the ephemeral creek. 
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• Hermitage Commons:  The project proposes to relocate the previously approved Hermi-
tage Commons structure from a site that is located within 60 feet of a seasonal drainage 
course to a site that is more than 100 feet from a watercourse, and to divide the building 
functions into four structures. 

The proposed relocation of four approved, but not yet built structures, the Administration build-
ing, Meeting Hall, Residence Halls and Hermitage commons, increases project compliance with 
SCA policies. The proposed relocation of the Dining Hall requires the County to grant an excep-
tion to the SCA policies, as part of the Master Plan decision, to allow the structure to be located 
within the SCA. 

The project would also result in the removal of two existing structures that are located within the 
SCA, and the relocation of two existing structures to locations that are outside of the SCA as in-
dicated in Table 1.2.  

TABLE 1.2 
EXISTING STRUCTURES TO BE REMOVED OR RELOCATED 

Building Existing Setback to SCA Proposed Setback to SCA 

Administration Trailer Within 10’ 100’ or more 

Meeting Hall Within 35’ 100’ or more 

Trailer Within 45’ Removed 

Shed Within 95’ Removed 

The proposed removal and relocation of these existing structures increases project compliance 
with SCA policies. 

EXCEPTION 

Policy BIO-4.1 grants exceptions to full compliance with all SCA criteria and standards if “Devel-
opment on the parcel entirely outside the SCA either is infeasible or would have greater impacts 
on water quality, wildlife habitat, other sensitive biological resources, or other environmental 
constraints than development within the SCA.”    This determination will ultimately be made by 
the Planning Commission and Board of Supervisors. 

Consistent with the provisions of Policy BIO-4.1, the applicant is seeking an exception to full 
compliance with all SCA criteria and standards to allow the proposed Dining Hall to be located 
60 feet from the ephemeral stream bank. This exception is being requested to accommodate in-
stallation of solar panels in the previously approved Dining Hall site. The Dining Hall could be con-
structed upslope of the proposed location in order to maintain a setback of 100 feet from creek 
bank, but such development would require greater site disturbance and grading and would be 
more visible from off-site locations than the proposed Dining Hall location. Physically, there is 
space within the Development Area Boundary in the vicinity of the dining hall to allow devel-
opment that would comply with the SCA standards. The request for an exception to the strict 
application of the SCA policies is being made in order to allow the Dining Hall to be relocated to 
a site that increases separation from areas of instability, is at a lower and less visible elevation on 
the property, and requires less grading than the previously approved location.   

Because the land located between the proposed Dining Hall and the SCA is already disturbed 
by activity at the project site and is developed with an existing driveway, granting an exception 
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to the SCA would not result in a significant impact as discussed in Section 4 (Water) and 7 (Biolo-
gy), and could reduce potential water quality impacts from developing the Dining Hall upslope 
of the proposed location. Granting an exception to SCA criteria would improve compliance 
with CWP Policies AIR-4.1 and PFS-3.2, and Community Plan Policies CD-3.1, CD-3.4, and AG-1.5 
related to use of energy conservation; and CWP Policy DES-4.1 and Community Plan Policy CD-
1.12 related to scenic resource protection. 

Consistent with Mitigations Incorporated:  The Master Plan Amendment is consistent with Policy 
BIO-4.1and furthers overall site compliance with the SCA objectives because it: 

a) Proposes to relocate four previously approved structures to increase separation between 
structures and seasonal drainages located at the project site;  

b) Proposes to remove four structures that are located within the SCA; 

c) Proposes using cantilevered bridge structures at all new drainage crossings;  

d) Proposes an exception to the strict application of the SCA policies, consistent with Coun-
tywide Plan Policy BIO-4.1, that will be considered and either accepted or rejected by 
the Planning Commission and Board of Supervisors based on the merit of the request; 

e) Is not requesting an exception to policy criteria that would result in a significant effect on the 
physical environment [refer to Sections 4 (Water) and 7 (Biology)] that cannot be mitigated;  

f) Proposes an exception to the SCA setback requirements to avoid greater potential im-
pacts to water quality and aesthetics from increased grading and project visibility than 
would occur if development was located outside of the SCA; 

g) Is requesting an exception to reduce potential impacts to water quality that could result 
from developing the Dining Hall upslope of the proposed location, and to improve 
project compliance with CWP Policies AIR-4.1 and PFS-3.2, and Community Plan Policies 
CD-3.1, CD-3.4, and AG-1.5  related to use of energy conservation; and CWP Policy DES-
4.1 and Community Plan Policy CD-1.12 related to scenic resource protection; and 

h) Incorporates mitigation measure MM 7.b.2 (Biological Impacts), to protect or replace ri-
parian/bay woodlands adjacent to the new Residence Halls in the retreat area. This miti-
gation is similar to the mitigation identified in the 1988 CEQA Document requiring tree re-
placement. 

Alternate Baseline Analysis  

The project proposes to remove or relocate existing structures that are built within the SCA in com-
pliance with Countywide Plan policies related to SCAs. The project also proposes to construct a 
new Dining Hall that would be located within 60 feet of Spirit Rock Creek, and two new resident 
halls that would be located within 30 feet of Spirit Rock Creek. Table 1.3 provides a summary of the 
proposed construction, relocation and removal of structures located within the SCA as described 
below. Where the project would result in buildings that are located within the SCA, the building 
would be located partially disturbed grasslands that contain no riparian vegetation. 

• Residence Halls: Two new structures would be built within the Retreat Area of the project 
site on the west side of the main road where they would be within 30 feet of an ephe-
meral creek. 
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• Dining Hall:  The project proposes to construct a new Dining Hall within the Retreat Area 
of the project site on the west side of the main access road where it would be within 60 
feet of an ephemeral creek.  

• Administration Trailer: Administrative functions for the project site are contained within a 
trailer that is located in the Community Center area and within 10 feet for the seasonal 
drainage. The project proposes to remove the existing trailer and to relocate the admin-
istrative functions to a new building located in the Teacher and Staff Village area and 
more than 100 feet from a seasonal drainage. 

• Meeting Hall: The existing meeting hall is located within a trailer in the Community Center 
area and within 35 feet of the seasonal drainage. The project proposes to remove the 
existing trailer and to build a new meeting hall on the east side of the main access road 
in an area that is more than 100 feet from a seasonal drainage. 

• Trailer: An existing trailer located within the Community Center area and within 45 feet of 
a seasonal drainage would be removed from the site. 

• Shed:  An existing shed located within the Community Center area and within 95 feet of 
a seasonal drainage would be removed from the site. 

TABLE 1.3 
PROPOSED NEW, RELOCATED AND REMOVED STRUCTURES 

Building Existing Setback to SCA Proposed Setback to SCA 

New Structures   

Residence Halls (2) NA Within 30’ 

Dining Hall NA Within 60’ 

Relocated Structures   

Administration Trailer Within 10’ 100’ or more 

Meeting Hall Within 35’ 100’ or more 

Removed Structures   

Trailer Within 45’ Removed 

Shed Within 95’ Removed 

EXCEPTION 

Consistent with the provisions of Policy BIO-4.1, the applicant is seeking an exception to full 
compliance with all SCA criteria and standards to reduce impacts on or from other environmen-
tal constraints and to allow the dining hall and residence halls to be located within 100 feet of 
the ephemeral stream bank. The request for an exception to the strict application of the SCA 
policies is being made in order to allow the Dining Hall to be located within 60 feet of an ephe-
meral creek, and to allow two residence halls to be located within 30 feet of an ephemeral 
creek. The decision to grant an exception to the SCA criteria will ultimately be made by the 
Planning Commission and Board of Supervisors.  

The existing project site is subject to a Development Area Boundary (DAB) that requires all im-
provements on the 409-acre project site to be located on approximately 38.6 acres of land that 
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contain seasonal drainage courses. Of the 38.6 developable acres, approximately 25 acres 
(0.65%) are located within the Stream Conservation Area (refer to Figure 9 - Constraints Map). 
The primary portions of the site that are located outside of the SCA include approximately: 

1. 0.75 acres of land located at the entrance to the project site and adjacent to Sir Francis 
Drake Boulevard; 

2. 4 acres of land that contain the Teacher Staff Village; 

3. 1.4 acres of land in the vicinity of the proposed Dining Hall and Meeting Hall; 

4. 1.3 acres that contain the Meditation Hall; 

5. 1.4 acres that would contain the Hermitage Commons; and 

6. 4 acres of the Hermitage Area. 

The SCA exception proposed for the Residence Halls would allow two new buildings to be con-
structed adjacent to the existing Residence Hall buildings in a location that presently used for 
site activities and that has been disturbed by construction of the existing driveway. The Resi-
dence Halls could be constructed on sites that are located: 1) outside of the existing DAB, and 
2) within the DAB but outside of the SCA. As described below, development in these alternate 
locations has the potential to result in greater disturbance and to be more visible from off-site lo-
cations that the proposed Residence Hall locations. 

1) Outside of the DAB the project site is steeply sloped, is not served by existing infrastruc-
ture, and/or is visible from off-site locations. Development outside of the DAB has the po-
tential to impact the scenic qualities of the site and to increase site disturbance and 
grading as the result of topographic constraints, soils stability issues, and the need to ex-
tend infrastructure to these locations.  

2. Development opportunities within the DAB but outside of the SCA are limited to four lo-
cations that contain various constraints as described below.  

a. Teacher and Staff Village:  Development in this area is constrained by steep slopes 
on the north side of the DAB, wetlands and site visibility at the east side of the DAB, 
and unstable slopes on the south side of the DAB. This site is already developed with 
buildings and infrastructure and is the site of additional proposed development. De-
veloping Residence Halls in this location has the potential to result in more grading 
and greater visibility than would result from development in the proposed location. 

b. Dining Hall/Meeting Hall: This area is proposed for development of a Dining Hall, a 
Meeting Hall, and solar panels. The applicant is seeking an exception to the SCA cri-
teria in order to accommodate the proposed development in a manner that would 
reduce site disturbance and project visibility. Placing the two proposed Residence 
Halls in this location has the potential to result in more grading and greater visibility 
than would result from development in the proposed location, and would require an 
exception to the SCA criteria. 

c. Meditation Hall:  The Meditation Hall area is constrained by an SCA to the south, and 
by existing development to the west. There is an open knoll below the Meditation Hall 
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that could accommodate Residence Halls, but that has the potential to result in 
greater visibility than would result from development in the proposed location. 

d. Hermitage Commons:  The Hermitage Commons area is located on the upper slopes 
of the DAB in an area that is bound to the east and west by SCAs, exhibits unstable 
soils, is used for access to the Hermitage, and that is proposed for development of 
four small structures. Additional development in this area has the potential to result in 
more grading than would result from development in the proposed location. 

The SCA exception proposed for the Dining Hall would accommodate installation of solar panels 
in the previously approved Dining Hall site. The Dining Hall could be constructed upslope of the 
proposed location in order to maintain a setback of 100 feet from creek bank, but such devel-
opment would require greater site disturbance and grading and would be more visible from off-
site locations than the proposed Dining Hall location.  

All of the areas located outside of the SCA contain other environmental constraints including 
steep and moderately stable slopes, native grasses, and, in the case of the Teacher Staff Village, 
wetlands. The DAB was established primarily to protect agriculture and the visual character of 
the site. While accomplishing these objectives, the location of the DAB in proximity to seasonal 
drainage areas has resulted in the development of driveways, parking areas and buildings within 
100 feet of drainage areas.  

Because the land located between the proposed Dining Hall and the SCA is already disturbed by 
activity at the project site and is developed with an existing driveway, granting an exception to 
the SCA would not result in a significant impact as discussed in Section 4 (Water) and 7 (Biology). 
Granting an exception would improve compliance with CWP Policies AIR-4.1 and PFS-3.2, and 
Community Plan Policies CD-3.1, CD-3.4, and AG-1.5 related to use of energy conservation; and 
CWP Policy DES-4.1 and Community Plan Policy CD-1.12 related to scenic resource protection. 

Consistent with Mitigations Incorporated:  The Master Plan Amendment is consistent with Policy 
BIO-4.1 and furthers overall site compliance with the SCA objectives because it: 

a) Proposes to relocate two existing structures that are located within the SCA to sites that 
are at least 100 feet from the top of creek bank;  

b) Proposes to remove two existing structures from the SCA; 

c) Proposes using cantilevered bridge structures at all new drainage crossings;  

d) Proposes an exception to the strict application of the SCA policies, consistent with Coun-
tywide Plan Policy BIO-4.1, that will be considered and either accepted or rejected by 
the Planning Commission and Board of Supervisors based on the merit of the request; 

e) Is not proposing an exception to policy criteria that would result in a significant effect on 
the physical environment [refer to Sections 4 (Water) and 7 (Biology)] that cannot be miti-
gated;  

f) Is requesting an exception to reduce potential impacts to water quality and visual impacts 
that could result from developing the Dining Hall and Residence Halls in alternate loca-
tions, and to improve compliance with CWP Policies AIR-4.1 and PFS-3.2, and Community 
Plan Policies CD-3.1, CD-3.4, and AG-1.5  related to use of energy conservation; and CWP 
Policy DES-4.1 and Community Plan Policy CD-1.12 related to scenic resource protection;  
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g) Proposes an exception to the SCA setback requirements to avoid greater potential im-
pacts to water quality and aesthetics from increased grading and project visibility than 
would occur if development was located outside of the SCA; and 

h) Incorporates mitigation measure MM 7.b.2 (Biological Impacts), to protect or replace ri-
parian/bay woodlands adjacent to the new residences in the retreat area. 

WETLANDS CONSERVATION AREAS 

A number of CWP policies establish standards and objectives for protecting wetlands. Policy 
BIO-3.1 provides the most detailed discussion of the resource protection objectives and criteria, 
and establishes definitions that are central to the consistency determination related to Wetlands 
Conservation Areas. 

BIO-3.1 Protect Wetlands. Require development to avoid wetland areas so that the existing wetlands 
and upland buffers are preserved and opportunities for enhancement are retained (areas within 
setbacks may contain significant resource values similar to those within wetlands and also provide a 
transitional protection zone). Establish a Wetland Conservation Area (WCA) for jurisdictional wetlands 
to be retained, which includes the protected wetland and associated buffer area. Development 
shall be set back a minimum distance to protect the wetland and provide an upland buffer. Larger 
setback standards may apply to wetlands supporting special-status species or associated with ripa-
rian systems and baylands under tidal influence, given the importance of protecting the larger eco-
systems for these habitat types as called for under Stream Conservation and Baylands Conservation 
policies defined in Policy BIO-4.1 and BIO-5.1, respectively.  

Regardless of parcel size, a site assessment is required either where incursion into a WCA is pro-
posed or where full compliance with all WCA criteria would not be met. Employ the following cri-
teria when evaluating development projects that may impact wetland areas (see Figure 2-1): 

Coastal, Inland Rural, and Baylands Corridors 

For all parcels, provide a minimum 100-foot development setback from wetlands (areas within 
setbacks may contain significant resource values similar to those within wetlands and also provide 
a transitional protection zone). An additional buffer may be required, based on the results of a site 
assessment, if such an assessment is determined to be necessary. Site assessments will be required 
and conducted pursuant to Program BIO-3.c, Require Site Assessment. Exceptions to full com-
pliance with the WCA setback standards may apply only in the following cases: 

1.  Parcel is already developed with an existing use, provided no unauthorized fill or other 
modifications to wetlands have occurred as part of ongoing use of the property. 

2.  Parcel is undeveloped and falls entirely within the WCA. 

3.  Parcel is undeveloped and potential impacts on water quality, wildlife habitat, or other 
sensitive resources would be greater as a result of development outside the WCA than 
development within the WCA, as determined by a site assessment. 

4.  Wetlands are avoided and a site assessment demonstrates that minimal incursion within 
the minimum WCA setback distance would not result in any significant adverse direct or 
indirect impacts on wetlands. 
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As discussed in greater detail in Section 7 (Biological Resources), there are seasonal wetlands 
within the Project Area that include isolated seeps/depressions in the Teacher and Staff Village, 
portions of a seasonal drainage traversing the project site, and a depression in the horse pasture 
near the entrance to Spirit Rock along Sir Francis Drake Boulevard. These areas comprise approx-
imately 1.26 acres. 

BACKGROUND FOR EVALUATION OF CONSISTENCY WITH WCA POLICIES OF COUNTYWIDE PLAN 

The 1988 Master Plan established a Development Area Boundary (DAB) that requires all im-
provements on the 409-acre project site to be located on approximately 38.6 acres of land. The 
DAB contains two wetland areas that are located within the Teacher and Staff Village. The 1988 
Master Plan also approved construction of several structures located within the wetlands and 
within 100 feet of the wetlands, an area identified for protection under the Wetland Conserva-
tion Area policies of the Countywide Plan. At the time the 1988 CEQA Document was adopted, 
potentially significant impacts to wetland resources were not identified. Through subsequent De-
velopment Plan approvals, three structures and related facilities (e.g. driveway access, parking, 
utilities, etc.) have been constructed within the WCA. Existing structures have been built to within 
20 feet of wetland areas. The proposed Master Plan Amendment would result in the removal of 
existing structures, and the relocation of structures that have been approved within the WCA but 
that are not yet constructed. The Master Plan Amendment also proposes to construct one struc-
ture that would result in fill of a wetland area.  

The following describes the circumstances that apply to the request for a small amount of wetland 
fill and a small incursion into the WCA setback area. 

1.  The project site is already developed with an existing use: 

2.  The development at the project site is governed by a Development Area Boundary 
(DAB) that contains two wetland areas and related WCAs within a Teacher and Staff Vil-
lage that has been approved for development; 

3.  The Teacher and Staff Village is presently developed with three structures containing 
6,603 square feet, parking improvements, driveway access and trails that are located 
within the WCA. Additional development has been approved and development rights 
have vested, for the construction of a total of 15,921 square feet of structures and re-
lated infrastructure in the Teacher and Staff Village. The development of additional build-
ings and facilities outside of the WCA has the potential to impact water quality, safety, 
and scenic resources due to steep slopes, geologic instability and visibility of alternate 
sites that are located outside of the WCA. 

4.  The project proposes to adjust the DAB to avoid one of the identified wetlands in the 
Teacher and Staff Village, and to reduce the amount of wetland fill by relocating pre-
viously approved structures out of the wetland area. These changes would result in a mi-
nimal incursion of 0.02 acres (less than 900 square feet) into wetlands and would not re-
sult in any significant adverse impact on wetlands that cannot be mitigated to a less 
than significant level (refer to mitigation measure MM 7.b.3). 

Primary Baseline Analysis 

Development associated with the Teacher and Staff Village is clustered around wetland areas. 
In addition to modifying the existing DAB to protect an on-site wetland, the project proposes to 
modify the location and design of previously approved structures to reduce the amount of wet-
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land fill at the site. The proposed Master Plan Amendment would extinguish previously approved 
entitlements that currently allow construction of buildings within the isolated seeps/depressions 
located in the northeast portion of the DAB. The previously approved layout included filling two 
isolated seep wetlands, and the proposed amendment reduces the area of fill to 0.02 acres by 
moving one building out of one of the wetlands. Table 1.4 provides a summary of the change in 
fill that would result from relocating previously approved buildings as described in greater detail 
in Section 7 (Biology) of this initial study. 

TABLE 1.4 
CONSTRUCTION IMPACTS ON WETLAND HABITAT – CHANGES FROM EXISTING MASTER PLAN 

Sensitive Feature Previously Approved Im-
pacts (ac) 

Master Plan Amendment 
(ac) Net Change (ac) 

Teacher and Staff Village 0.06 0.02 -0.04 

Consistent with the provisions of Policy BIO-3.1, the project sponsor is proposing an exception to 
the WCA setback to allow fill of a 0.02-acre wetland area, and to allow buildings and facilities to 
be constructed within 100 feet of the wetlands located in the Teacher and Staff Village. The ex-
ception is proposed in order to reduce potential site disturbance and scenic resource issues that 
could result from development in alternate locations. The Teacher and Staff Village is constrained 
to the north by steep slopes, to the east by wetlands and site visibility, and to the south by unst-
able slopes and evidence of a slide. The west side of the Teacher and Staff Village DAB provides 
the least constrained opportunity for development, and is already developed with structures, 
driveway access and a parking lot. Due to topographic and resource constraints, future devel-
opment within the Teacher and Staff Village requires incursion into the WCA.  

Because the project proposes to relocate previously approved structures out of wetland areas, it 
would reduce the area of wetland disturbance. Pursuant to Mitigation Measure MM 7.b.3 (Biolo-
gy), areas of wetland fill would be replaced at a 2:1 ratio to reduce potentially significant im-
pacts that result from the proposed incursion into the WCA to a less than significant level.  

To grant an exception to the WCA policies, the Countywide Plan requires that the project result 
in minimal incursion within the WCA setback and not result in any significant adverse direct or in-
direct impacts on wetlands must. Title 24 of the Marin County Code establishes standards of im-
provements and construction in Marin County in order to, among other things, implement the 
Marin Countywide Plan. Marin County Code §24.04.560 establishes a 20-foot setback from major 
waterways. Though not directly applicable to wetland conditions, this standard establishes mi-
nimal separation between structures and waterways. While Mitigation Measure MM 7.b.3 would 
reduce potentially significant impacts to wetland areas to a less than significant level, the im-
pact could also be mitigated by maintaining a minimal separation from wetland areas. Though 
constrained, there appears to be adequate space in the Teacher and Staff Village area to relo-
cate the one proposed structure that would result in direct fill of a wetland area, and to main-
tain minimum of a 20-foot separation between structures and wetland areas consistent with the 
existing development patterns. By making such adjustments, the project would avoid direct fill of 
wetlands and would result in minimal incursion in the WCA setback, and the requested excep-
tion to the minimum. 

Mitigation Measure 

MM.1.a.1 The project sponsor shall undertake construction to avoid wetland areas and 
to maintain a minimum separation between new structures and improve-
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ments of 20 feet. This mitigation measure shall be implemented through sub-
mittal of a Precise Development Plan for review and approval by the County 
that establishes a setback of no less than 20 feet around the two wetland 
areas located in the Teacher and Staff Village. 

Timing/Implementation: Prior to approval of the Precise Development 
Plan 

Enforcement/Monitoring Marin County Community Development Agency 
(CDA) 

Consistent with Mitigations Incorporated:  The project would protect an existing wetland area for 
the Teacher and Staff Village consistent with the WCA objectives established by policy BIO-3.1, 
because it: 

a) Would adjust the DAB boundary to preclude future development in a portion of the site 
that contains wetland resources;  

b) Provides a 5-foot WCA buffer between the easterly wetland located in the Teacher and 
Staff Village where none presently exists; and 

c) Pursuant to mitigation measure MM 1.a.1, the project would be required to establish a 20-
foot WCA around the wetland areas located in the Teacher and Staff Village to ensure 
that the project results in minimal incursion within the WCA setback and would not result 
in any significant adverse direct or indirect impacts on wetlands. 

Alternate Baseline Analysis 

The existing DAB encompasses two wetlands located within the Teacher and Staff Village and 
requires no separation between improvements and the wetland areas. Existing structures are 
constructed within 20 feet of the wetland areas. The project proposes to modify the existing DAB 
so that the most easterly wetland area would be located outside of the DAB so that it would not 
be filled as the result of development activity. The proposed DAB would provide a buffer of ap-
proximately 5 feet from the wetland where none presently exists and policy BIO-3.1 seeks a se-
paration of 100 feet.  

Consistent with the provisions of Policy BIO-3.1, the project sponsor is proposing an exception to 
the WCA setback to allow for fill of a wetland area, and to allow buildings and facilities to be con-
structed within 100 feet of the wetlands located in the Teacher and Staff Village. This is proposed 
to reduce potential site disturbance and scenic resource issues that could result from develop-
ment in alternate locations. The Teacher and Staff Village is constrained to the north by steep 
slopes, to the east by wetlands and site visibility, and to the south by unstable slopes and evi-
dence of a slide. The west side of the Teacher and Staff Village DAB provides the least con-
strained opportunity for development, and is already developed with structures, driveway 
access and a parking lot.  

While potentially significant impacts resulting from wetland fill would be reduced to a less than 
significant level by Mitigation Measure MM 7.b.3 (Biology), the impact could also be mitigated 
by maintaining a minimal separation from wetland areas consistent with existing conditions. Prior 
County approvals have resulted in construction of structures within the Teacher and Staff Village 
that are located approximately 20 feet from the wetland area. Though constrained, there is 
adequate space in the Teacher and Staff Village area to relocate the one proposed structure 
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that would result in direct fill of a wetland area, and to maintain minimum of a 20-foot separa-
tion between structures and wetland areas consistent with past development practices. By mak-
ing such adjustments (MM1.a.1), the project would avoid direct fill of wetlands, would result in 
minimal incursion in the WCA setback. 

Consistent with Mitigations Incorporated:  The project would protect an existing wetland area for 
the Teacher and Staff Village consistent with the WCA objectives established by policy BIO-3.1, 
because it: 

a) Would adjust the DAB boundary to preclude future development in a portion of the site 
that contains wetland resources;  

b) Provides a 5-foot setback between the easterly wetland located in the Teacher and Staff 
Village where none presently exists; and 

c) Pursuant to mitigation measure MM 1.a.1 (Land Use and Planning), the project would be 
required to establish a 20-foot setback around the wetland areas located in the Teacher 
and Staff Village to ensure that the project results in minimal incursion and would not re-
sult in any significant adverse direct or indirect impacts on wetlands. 

HOUSING 

CWP policies HS-3.2, HS-3.3, HS-3.4, and HS-3.21 encourage the provision of workforce housing, 
live/work housing, and housing that is at or below the median income for residents in Marin 
County. 

HS-3.2 Require Contributions for Workforce Housing from Nonresidential Uses. Require 
specific nonresidential development project proposals to contribute to the provision of 
affordable workforce housing, such the provision of housing on-site, or other alternatives 
of equal value. 

HS-3.3    Develop Employee Housing. Work with employers developing larger projects to 
ensure local housing opportunities for their employees, and engage employers to find 
ways to provide housing assistance as part of their employee packages. Developers of 
major projects in mixed-use areas will be encouraged to consider and propose housing 
where feasible. 

HS-3.4    Encourage Live/Work Developments. Live/work units provide workforce afforda-
ble housing, generate additional economic activity in the community, and improve the 
jobs/housing balance. Encourage opportunities for live/work developments where hous-
ing can be provided for workers on-site or caretaker or other types of housing can be 
provided in appropriate locations. 

HS-3.21    Meet Inclusionary Requirements. The primary intent of the inclusionary require-
ment is the construction of new units on-site with the focus being multi-family housing de-
velopments with deed restrictions to support long periods of affordability. Second priority 
for meeting inclusionary requirements shall be the construction of units off-site or the 
transfer of land and sufficient cash to develop the number of affordable units required 
within the same community or planning area. If these options are not practical, then 
other alternatives of equal value, such as in-lieu fees or rehabilitation of existing units, 
may be considered. 
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Consistent: Under both Baseline and Alternate Baseline conditions, the proposed project in-
cludes the development of additional on-site housing for employees. Further, since Spirit Rock 
functions as a retreat with on-site staff, the project supports live/work housing opportunities.  

Typically, affordable housing requirements do not need to be evaluated for the purposes of CEQA 
because no direct physical effects result from making housing available at below market rates. Po-
tential indirect effects that inclusionary housing requirements seek to address are reductions in traf-
fic congestion by providing a better balance between jobs and housing in order to reduce com-
mute travel. The proposed project adequately addresses this housing objective by making on-site 
housing available for staff and teachers. Because the project provides employee housing, it im-
proves the jobs/housing balance and reduces the need for vehicle commute trips.  

Affordable housing requirements contained in Chapter 22.22 of the Development Code are pe-
riodically updated, consistent with CWP policies, to reflect changing economic and housing cir-
cumstances. At the time a subdivision or development plan application is accepted for filing, the 
governing code requirements are applied to the project. Accordingly, at the time that future Pre-
cise Development Plan applications are filed with the County to implement the Spirit Rock Master 
Plan, the governing affordable housing requirements may be imposed to ensure compliance with 
affordable housing policies. 

TREE REMOVAL 

CWP policy BIO-1.3 seeks to protect trees from untimely removal. 

BIO-1.3 Protect Woodlands, Forests, and Tree Resources. Protect large native trees, trees with his-
torical importance; oak woodlands; healthy and safe eucalyptus groves that support colonies of 
monarch butterflies, colonial nesting birds, or known raptor sites; and forest habitats. Prevent the 
untimely removal of trees through implementation of standards in the Development Code and 
the Native Tree Preservation and Protection Ordinance. Encourage other local agencies to 
adopt tree preservation ordinances to protect native trees and woodlands, regardless of 
whether they are located in urban or undeveloped areas. See also Policy SV-1.7. 

BACKGROUND 

Trees of various ages exist at the project site. The dominant tree species are California bay laurel 
and coast live oak, with more limited numbers of madrone, California buckeye, and Douglas Fir. 
Woody vegetation, particularly Bay laurels, occur along drainage courses, in areas of seeps, and 
on the east slopes of the project area. 

The proposed Master Plan Amendment would result in the relocation of structures that have 
been approved within the SCA, but that are not yet constructed (Table 1.1), and the removal of 
several structures that have been built within the SCA (Table 1.2). The Master Plan Amendment 
proposes no modification to the 1988 Master Plan approval to facilities located north of the 
Hermitage Commons and these facilities are not part of the project. 

PRIMARY BASELINE ANALYSIS 

Consistent:  The project proposes to relocate previously approved structures to increase the se-
paration between the approved structure and seasonal drainage courses that support woody 
vegetation and trees. The project sponsor submitted an arborist report prepared by MacNair 
and Associates, which indicates, “The proposed building location changes move structures 
away from previously approved areas in riparian and woodland areas to open, grassland areas. 
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This change will protect the existing woodland from construction impact, reduce the safety risk 
associated with building locations near mature trees, and diminish vegetation fire management 
requirements around buildings.” (p. 2). The report goes on to indicate, “The proposed locations 
have significant fewer trees and offer future landscape areas where new tree plantings could 
occur.” (p. 4)   

At the time the 1988 CEQA Document was adopted, the County included mitigation measures 
that required the applicant to establish a tree replacement program that provides three new 
trees for every one removed. Under Primary Baseline conditions, the project would result in less 
tree removal than the existing Master Plan. By continuing to implement the tree replacement 
program, the project has a less than significant impact on woodlands and forest resources.  

ALTERNATE BASELINE ANALYSIS   

Consistent with Mitigations Incorporated:  The project sponsor submitted an arborist report pre-
pared by MacNair and Associates that evaluated 33 trees that were located in the vicinity of 
proposed buildings. Of the 33 trees evaluated, four trees were small or in poor health and did 
not qualify as protected trees pursuant to Marin County Code. Of the 29 qualifying trees, 17 
would not be impacted by construction, but one valley oak and 11 coast live oaks would be 
removed for construction or potentially impacted by construction.   Under alternate baseline 
conditions, the project-related tree removal would be inconsistent with the General Plan policies 
unless mitigated in accordance with Section 22.27.100 of the Marin Development Code. 

MM.1.a.2 The project sponsor shall construct the project in a manner that minimizes tree 
removal and establishes a program for replacing removed trees. This mitiga-
tion measure shall be implemented through development and submittal of a 
Resource Protection Plan (RPP) that includes construction practices to protect 
trees that are planned to be retained, and to replace trees that are planned 
for removal, and that incorporates other appropriate management practices 
in accordance with Section 22.27.100 of the Marin Development Code. The 
RPP shall be submitted for review and approval by the County in conjunction 
with the Precise Development application and shall include provisions for re-
placing trees at a 3:1 ratio and shall demonstrate compliance with all other 
requirements of County tree removal permits.  

Timing/Implementation: Prior to and during construction 

Enforcement/Monitoring Marin County Community Development Agency 
(CDA) 

CONSTRUCTION IMPACTS 

Analyses of the policies contained in the Marin Countywide Plan and San Geronimo Valley 
Community Plan that address construction activity are applicable to both Baseline and Alter-
nate Baseline conditions.  

CWP policies BIO-2.5, 4.14, and 4.15 and Community Plan policy ER-4.1 address impacts typical-
ly associated with construction activity. Because this application is seeking approval of a Master 
Plan Amendment, project information has not yet been developed to a sufficient level of detail 
to conclude that the project is consistent with these policies without mitigation.  



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Spirit Rock Meditation Center – Master Plan Amendment  Marin County Community Development Agency 
Draft Initial Study/Mitigated Negative Declaration  September 2010 

84 

BIO-2.5 Restrict Disturbance in Sensitive Habitat During Nesting Season. Limit construction and 
other sources of potential disturbance in sensitive riparian corridors, wetlands, and baylands to 
protect bird nesting activities. Disturbance should generally be set back from sensitive habitat 
during the nesting season from March 1 through August 1 to protect bird nesting, rearing, and 
fledging activities. Preconstruction surveys should be conducted by a qualified professional 
where development is proposed in sensitive habitat areas during the nesting season, and ap-
propriate restrictions should be defined to protect nests in active use and ensure that any young 
have fledged before construction proceeds. 

Consistent with Mitigations Incorporated: Mitigation measure MM 7.b.6 would result in the indi-
cated nesting surveys prior to construction activity consistent with BIO-2.5. This mitigation meas-
ure limits construction activity during breeding periods, and requires a construction buffer of 50 
to 250 feet from active nesting areas depending on the nature of the habitat. 

BIO-4.14 Reduce Road Impacts in SCAs. Locate new roads and roadfill slopes outside SCAs, ex-
cept at stream crossings, and consolidate new road crossings wherever possible to minimize dis-
turbance in the SCA. Require spoil from road construction to be deposited outside the SCA, and 
take special care to stabilize soil surfaces. 

Consistent with Mitigations Incorporated: Mitigation measure MM 4.c.1 would result in prepara-
tion of a stormwater pollution prevention plan (SWPPP) that would include provision that all soils 
are to be deposited outside of the Stream Conservation Area consistent with BIO-4.14, and miti-
gation measure MM.7.b.2 requires a construction management plan to prevent removal of ripa-
rian vegetation and construction related impacts to riparian resources adjacent to SCAs.    

BIO-4.15 Reduce Wet Weather Impacts. Ensure that development work adjacent to and poten-
tially affecting SCAs is not done during wet weather or when water is flowing through streams, 
except for emergency repairs, and that disturbed soils are stabilized and replanted, and areas 
where woody vegetation has been removed are replanted with suitable species before the be-
ginning of the rainy season. 

Consistent with Mitigations Incorporated: Mitigation measure MM 4.c.1 would result in a con-
struction management plan that would include limitations on construction activity adjacent to a 
Stream Conservation Area during wet weather consistent with BIO-4.15, and mitigation measure 
MM.7.b.2 requires a construction management plan to prevent removal of riparian vegetation, 
avoid construction related impacts to riparian resources adjacent to SCAs, and revegetation of 
disturbed areas with native plantings. 

SAN GERONIMO COMMUNITY PLAN 

As described in greater detail in Appendix B, the proposed project, as evaluated under both 
Primary and Alternate Baseline Conditions, is consistent with Community Plan policies shown in 
bold text because the project: 

• Has been designed to retain the majority of the site as a natural terrestrial ecosystem. 
(ER-1.8). 

• Proposes to retain most of the site in an open, natural condition and to implement a Re-
source Protection Plan to control or avoid the introduction of invasive species. The 
project is also subject to standard County requirements that vegetation is to comprise 
drought-tolerant, fire-safe, and native species. (ER-1.7 & 1.12, CD-1.1) 
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• Establishes a modified Development Area Boundary (DAB) that avoids areas of the 
property that contain wetlands and archaeological resources, and maintains separation 
from Sir Francis Drake Boulevard (ER-1.2, 1.5, 2.1 & 2.4, CD-1.2h, 2.1, 2.2 & 6.1) 

• Utilizes existing roads and paths to maintain one single access point to Sir Francis Drake 
Boulevard, preserve existing public roadway design, and minimize the number of creek 
crossings. The project also proposes to use cantilevered bridges for future creek crossings 
and to install porous/permeable surfaces adjacent to roadway improvements and in 
parking areas. (T-3.1, 3.2, 5.4 & 6.1) 

• Would preserve over 90% of the site for open space and agricultural activities and pre-
serve the rural character of the site by keeping improvements on the lower elevations of 
the project site where they will be screened by existing landforms and vegetation. The 
project also proposes a Development Area Boundary that precludes development on 
identified farmlands of local importance. (ER-1.3, CD-1.2, 1.7 & 6.3, CF-1.1, AG-1.1 & 2.1) 

• Proposes development at the low end of the development intensity range allowed by 
the Marin Countywide Plan. (NH-3.1) 

• Proposes to install photovoltaic services at the site and improve energy efficiency 
through building orientation and construction practices to reduce reliance on traditional 
gas and electric services, and to recycle greywater to reduce demand for water and 
wastewater disposal. (CD-3.1 & 3.4, AG-1.5). 

• Increases the separation between proposed improvements and slides, and proposes im-
provements in areas that have adequate emergency vehicle access and water pressure 
for fire suppression. (NH-3.5) 

• Places new utilities underground. (CD-1.8) 

• Does not require off-site infrastructure improvements to accommodate access to or to 
support the proposed development. (CD-1.12) 

POLICY ANALYSIS 

Policy ER-4.1 Construction Noise. All new development shall include efforts to minimize construc-
tion noise. The type of construction, site location, and noise sensitivity will determine the hours of 
construction. The conditions of approval will specify hours for staging and type of construction ac-
tivities. Noise control features, such as silencers, ducts, and mufflers, shall be used on loud equip-
ment. Special consideration shall be given to homeowners who perform their own work. 

Consistent: The development area is located approximately 0.25 miles from the nearest sensitive 
receptors. This separation is adequate to protect surrounding receptors without needing special 
construction noise limitations. Sections 6.0.030(5) and 6.70.040 of the Marin County Municipal 
Code establish limitations on construction hours and activities to ensure that the project is consis-
tent with ER-4.1. 

MARIN COUNTY MUNICIPAL CODE TITLE 22 (ZONING) 

The proposed project is consistent with the governing ARP-20 (Agricultural, Residential Planned 
District, one unit per 20 acres maximum density) zoning district, which allows religious places of 
worship as a conditionally permitted use where authorized by Master Plan approval.  
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The Development Standards require development to be located on a site to minimize tree re-
moval and grading, and to maintain adequate distance to various site features that establish 
the visual character of the site or are environmentally sensitive. Additionally, the Development 
Standards require development to utilize materials, colors, and building forms that blend devel-
opment into the surrounding built and natural environments to the greatest extent feasible. Final-
ly, while the general intent of a planned zoning district is to cluster development in a limited area 
of the site, Section 22.16.030.F1 of the Development Code clarifies that “clustering is especially 
important on open grassy hillsides; a greater scattering of buildings may be preferable on 
wooded hillsides to save trees.” 

The project is consistent with the Development Standards of the Marin County Municipal Code. 
The proposed improvements are sited to minimize potential impacts to sensitive habitats at the 
project site, particularly with respect to the creek and woodland habitats. The proposed im-
provements are located at least 100 feet away from the top of the creek banks and have been 
clustered to minimize tree removal and visibility. Buildings have been designed with articulated 
forms to minimize the apparent mass, bulk, and visual prominence of the structures as viewed 
from off-site locations.  

The project minimizes grading and tree removal by utilizing the existing roadway access. Trees 
and natural landforms at the project site will provide adequate visual screening of the project 
from off-site locations.  

Overall, the project is consistent with the Development Standards of the governing ARP zoning 
district because the project design would be compatible with other residential and agrarian de-
velopment in the project vicinity, would respect the surrounding natural environment, and would 
not adversely affect the views, light, or privacy of adjoining properties. 

b. Would the project conflict with applicable environmental plans or policies adopted by Marin 
County? 

The CWP and Community Plan allow for development at the project site subject to policies 
and programs which encourage the preservation of natural resources and minimize im-
pacts. However, the CWP and Community Plan do not establish specific thresholds of signi-
ficance with respect to potential environmental impacts. In addition to the SCA and WCA 
policies discussed in Section 1.a above, the project is consistent with environmental policies 
contained in the Countywide Plan that apply to  invasive species, resource conservation, 
protection of visual resources and amenities agricultural protection and preservation under 
both the Primary and Alternate Baseline conditions. The following project components are 
not necessary to mitigate identified impacts, but are proposed to implement project objec-
tives that support environmental policies of the CWP and Community Plans: 

• Invasive Species Management: The project proposes to implement a Resource Pro-
tection Plan that includes an invasive species management component.  

• Resource Conservation: The project proposes to install additional photovoltaic ser-
vices on the site and improve energy efficiency through proposed building orienta-
tion and construction practices to reduce reliance on traditional gas and electric 
services. The project also proposes a resource protection plan that includes a water 
conservation and reuse component and to establish a DAB that maintains a separa-
tion from proposed improvements and Sir Francis Drake Boulevard and adjoining 
land uses to avoid noise-related conflicts. 
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By implementing a Resource Protection Plan (RPP) implementing green practices related to 
use of alternative energy and reuse of water, project is consistent with the environmental 
policies of the CWP and Community Plan. The RPP and more detailed project plans will be 
submitted for review and approval by the County at the time the Precise Development Plan 
application is submitted. The County will have an opportunity to review and approve the RPP 
and PDP to ensure they adequately implement the project objectives. This impact is consi-
dered less than significant.  

c. Would the project affect agricultural resources, operations, or contracts (e.g., impacts to soils 
or farmlands, impacts from incompatible land uses, or conflicts with Williamson Act contracts)? 

The project site is not encumbered by a Williamson Act contract, but portions of the property 
are subject to a Marin Agricultural Land Trust (MALT) easement. The California Department of 
Conservation Division of Land Resources Protection published a map of Marin County Impor-
tant Farmland 2008 that indicates there are no Prime Farmlands, Farmlands of Statewide Im-
portance, or Unique Farmlands located on the project site. The site does contain grazing 
land in the upland portions, and Farmland of Local Importance is located in the pasture ad-
jacent to Sir Francis Drake Boulevard. The farmland of local importance abuts, and is imme-
diately east of the driveway access to the project site. This land extends from the driveway 
access to the east and includes land on the project site and adjoining properties that is 
comprised of the level pasture area between Sir Francis Drake Boulevard and the toe of the 
slope extending north to the ridge. Farmland of local importance is land that is not irrigated 
but that is cultivated, or has the potential for cultivation.  

Under both the Primary Baseline and Alternate Baseline conditions, the project proposes a 
Development Area Boundary (DAB) that would preclude development within the MALT 
easement and that would preserve more than 90% of the site as open undeveloped land 
that is available for open space and agricultural activity. Under both Primary and Alternate 
Baseline conditions, new development would be located approximately 4,000 feet from 
farmland of local importance. A separation of approximately 4,000 feet is adequate to 
avoid potential land use conflicts between agricultural activity and the Buddhist retreat and 
education activities at the project site. Historic agricultural uses on the portion of the proper-
ty located within the DAB ceased in the 1980s. Therefore, this is a less than significant impact.  

d. Disrupt or divide the physical arrangement of an established community (including a low-
income or minority community)? 

The project site is currently developed with improvements that had previously been ap-
proved as part of a Master Plan application and subsequent Precise Development Plan ap-
plications. These improvements have existed for years and are part of the established com-
munity. There are no income-restricted households on site. To the extent that the property 
supports a low-income or minority community, it would continue to do so after planned im-
provements are constructed. 

Under both the Baseline and Alternate Baseline conditions, the project would not disrupt or 
divide the physical arrangement of the surrounding community because the proposed 
project would implement Master Plan improvements at the site consistent with development 
patterns in the surrounding community. The surrounding community consists of agricultural 
operations on large adjoining properties, single-family residential development scattered 
throughout the general vicinity, and commercial improvements in the community of Woo-
dacre across Sir Francis Drake Boulevard from the project site. The project would utilize exist-
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ing infrastructure and driveway access from Sir Francis Drake Boulevard to preserve the cha-
racter of the site from public vantage points. Consequently, there is no impact. 

e) Result in substantial alteration of the character or functioning of the community, or present or 
planned use of an area? 

Under Baseline and Alternate Baseline conditions, the proposed project would increase the 
daily and special event populations, and maximum allowable building area at the project 
site, and would result in construction of new structures and improvements within the Devel-
opment Area Boundary. In evaluating potential changes in the character or functioning of 
the community in the project vicinity, this analysis examines build out conditions rather than 
the change from either Primary or Alternate Baseline condition. 

On the 409.3-acre project site, the Master Plan amendment would result in building area that is 
approximately 0.43% of the lot area, well below the permitted CWP range of between 1% and 
9%. As discussed in greater detail in Section 13 (Aesthetics/Visual Resources) the proposed De-
velopment Area Boundary would require that improvements are located on the lower eleva-
tions of the project site, in an area would be screened from off-site locations by existing land-
forms and vegetation, and would not obstruct public views enjoyed by neighboring property 
owners or views of the ridge and upland greenbelt. As discussed in greater detail in Section 6 
(Transportation/Circulation), Section 10 (Noise), and Section 11 (Public Services) daily and spe-
cial event populations would not deteriorate the level of service on surrounding roadways be-
low acceptable County standards, significantly increase noise levels, or, as mitigated by MM 
11.a.1 through 11.a.4, create demand for public services that exceeds service provider capaci-
ty. Therefore, this impact is a less than significant with mitigations incorporated. 

f. Substantially increase the demand for neighborhood or regional parks or other recreational 
facilities, or affect existing recreational opportunities? 

The project site is located within the service areas of the Marin County Department of Parks 
and Open Space (MCPOSD). MCPOSD maintains no parks within the immediate project vi-
cinity, but does maintain Roy’s Redwoods Open Space Preserve approximately half a mile 
west of the project site. The MCPOSD also has open space easements totaling 245.2 acres 
on the project site and a pedestrian and equestrian easement for future trail development 
(refer to Figures 3 and 4).  

Under both the Baseline and Alternate Baseline conditions, the proposed project would re-
sult in development that would support events that are temporary in nature and will not re-
sult in a permanent increase in population that would increase demand for park facilities.  

The Marin County Parks Department has stated that they do not anticipate significant im-
pacts to County parks due to the proposed project (Petterle, 2010). The proposed land ex-
change would result in an overall increase in open space, increased protection of environ-
mentally sensitive areas, and preservation of the existing pedestrian and equestrian 
easement. For these reasons, the project would have a less than significant impact on other 
governmental services. 

The CWP and Community Plan contain policies related to trail dedication and acquisition 
that warrant discussion. Specifically, CWP policies TRL-1.2 and 1.3 and Community Plan poli-
cy CD-7.1 seek to complete the countywide trail system, primarily through acquisition or vo-
luntary dedication. 
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CWP Policy TRL-1.2 Expand the Countywide Trail System. Acquire additional trails to com-
plete the proposed countywide trail system, providing access to or between public lands 
and enhancing public trail use opportunities for all user groups, including multi-use trails, 
as appropriate. 

CWP Policy TRL-1.3 Facilitate Public Dedication of Trails. Seek the voluntary dedication or 
sale of trail easements and/or the improvement of trails on lands traversed by trails shown 
on the Marin Countywide Trails Plan maps. 

Community Plan Policy CD-7.1 Trails and Open Space. Assure a network of trails through-
out the valley within and between the villages, on the ridges and valley floor and from 
valley to ridges providing recreational opportunities. 

The project proposes to retain the existing pedestrian and equestrian easement for future trail 
use that would connect Roy’s Redwoods and the Flanders Ranch consistent with the Marin 
Countywide Plan. The project also proposes to exchange a total of 3.53 acres of land area 
within the existing development site boundaries with a total of 3.31 acres of land contained in 
the MCPOSD easement area. The Marin County Parks and Open Space District has expressed 
interest in securing an additional trail easement over the project site that would provide 
access from the fire road that follows the ridgeline on the project site to Los Pinos (Raives, 
2010). A number of factors will influence the feasibility of such a trail dedication. The proposed 
land exchange provides the County with an opportunity to explore the possibility of acquiring 
an additional trail dedication should it prove desirable and feasible.  

The project will not substantially increase the demand for recreation facilities, would preserve 
existing trail dedications, and creates an opportunity for the County to secure additional 
recreation opportunities through the proposed land use exchange. For these reasons, the 
project would result in no impact. 

CONCLUSION REGARDING LAND USE AND PLANNING 

Implementation of the proposed project, with mitigation measures incorporated, would result in 
less than significant impacts on land use and planning when analyzed under both the Primary 
and Alternate Baseline conditions.  
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For Primary and Alternate Baseline Conditions Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact No Impact 

2. POPULATION AND HOUSING. Would the project: 

a) Increase density that would exceed official pop-
ulation projections for the planning area within 
which the project site is located as set forth in 
the Countywide Plan and/or community plan? 
(source #(s): 1, 11, 16, and 17) 

    

b) Induce substantial growth in an area either di-
rectly or indirectly (e.g. through projects in an 
undeveloped area or extension of major infra-
structure)? (source #(s): 1, 11, 16, and 17) 

    

c) Displace existing housing, especially affordable 
housing? (source #(s): 1, 11, 16, and 17) 

    

PREVIOUS ENVIRONMENTAL FROM 1988 NEGATIVE DECLARATION (FOR USE WITH PRIMARY BASELINE) 

The 1988 CEQA Document considered General and Specific Plan Factors (Section E) and Com-
munity/Cultural Factors (Section F). In these sections, the 1988 CEQA Document found that the 
proposed project would have no impact on the environment as it related to:  

1) CWP population growth rates for the planning area in conjunction with other recently 
approved development;  

2) CWP policies for housing or low, moderate and middle income housing mix; or  

3) Displacement of people or business activity.  

Because no potentially significant impacts were identified, the 1988 CEQA Document does not 
contain mitigation measures related to population and housing.      

DISCUSSION OF IMPACTS 

a. Would the project increase density that would exceed official population projections for the 
planning area within which the project site is located as set forth in the Countywide Plan 
and/or community plan? 

Use of the project site involves religious and educational practices that result in varying levels 
of attendance. The site is used to provide Buddhist silent meditation retreats as well as 
classes, trainings, and Buddhist Dharma study opportunities. The nature of these uses results in 
a temporary and transitory population that fluctuates. 

In considering potential population increases, this analysis examines build out conditions ra-
ther than the change from either Primary or Alternate Baseline condition. The project pro-
poses to increase the maximum allowable building area and to increase the maximum 
permitted population at the site for daily activities and special events. 
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TABLE 2.1 
BUILDING AREA COMPARISON 

Project Component Proposed at Buildout 

Daily Population 7919 

Special Events Population Constraints Based10 

Building Maximum (Square Feet) 76,484 

 

 Existing Master Plan 
(square feet) 

Proposed Amendment 
(square feet) 

Difference 
(square feet) 

Existing Building Area 39,585 39,585 0 

Building Potential 70,560 76,484 5,924 

Expansion Potential 30,975 36,899 5,924 

The project would result in a potential increase of up to 36,899 square feet more than is con-
tained within existing buildings for a total building area of 76,484 square feet, 5,924 square 
feet more than allowed by the existing Master Plan. The General Plan Land Use Designation 
(AG2) allows a FAR of between 0.01 and 0.09 and a housing density of one unit/10 – 30 
acres. The ARP-20 Zoning Designation allows one unit per 20 acres. On the 409.3-acre project 
site, the General Plan would allow between 13 and 40 dwelling units and between 178,000 
and 1,604,000 square feet, and the existing zoning would allow 20 dwelling units.  

General Plan Policy CD-8.3 establishes conversion factors to calculate population based on 
the number of dwelling units and commercial square feet. 

CD-8.3  Establish Land Use Intensity Standards. Standards of building intensity expressed as 
floor area ratios or residential densities (dwelling units per acre) are established for 
each land use designation. To convert residential units to population densities, 2.3 
persons per household shall be assumed. To convert commercial intensities to 
numbers of jobs, the following nationwide conversion standards shall be applied 
(in employees per 1,000 square feet of gross floor area): Retail — 4 employees; 
Wholesale — 3 employees; Service — 3 employees; Manufacturing — 1.1 em-
ployees; Other — 3.65 employees. 

Based on these conversion factors, the development intensity established by the County-
wide Plan would result in various populations on-site. Table 2.2 provides a comparison of the 
anticipated on-site populations under different scenarios. 

  

                                                      

9 On-site population would be limited by environmental constraints 

10 On-site population would be limited by environmental constraints 
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TABLE 2.2 
POPULATION SCENARIOS 

Population Scenarios Low End High End 

Resdiential (2.3 persons/unit) 29 92 

Manufacturing (1.1 Employees/1,000 sf) 195 1,764 

Other (3.65 Employees/1,000 sf) 649 6,440 

The project sponsor estimates that the Master Plan Amendment would provide accommoda-
tions for approximately 195 overnight visitors, 321 daily visitors, and 1,600 special event atten-
dees. The housing component of the project would provide temporary, congregate lodging, 
for people who work on-site or attend retreats, and is difficult to compare with typical residen-
tial density and populations. Similarly, the periodic nature of special event populations makes it 
difficult to compare development intensity with commercial uses that have a more permanent 
population. Never-the-less, the anticipated populations fall within the allowed population 
ranges contemplated by the CWP. Further, the project proposes a maximum development 
that would result in a floor area ratio (FAR) of 0.0043, well within the allowable CWP range of 
between 0.01 and 0.09. The proposed development for the project site is consistent with the 
land use and intensity standards established by the CWP and governing zoning district for this 
property and therefore would neither individually nor cumulatively exceed growth rates pro-
jected for the San Geronimo Valley community or the Inland-Rural Planning Area. Conse-
quently, this is a less than significant impact. 

b. Would the project induce substantial growth in an area either directly or indirectly (e.g. 
through projects in an undeveloped area or extension of major infrastructure)? 

The proposed Master Plan amendment proposes to modify the location and size of buildings, 
and to increase the daily and special event populations at the project site. Compared to 
Primary and Alternate Baseline conditions, the project would not induce growth in the area, 
either directly or indirectly, because no major infrastructure extensions are necessary to sup-
port the proposed development. Existing road and driveway improvements provide access 
to the subject property and do not provide access to adjacent properties or remove ob-
stacles that otherwise prevent development of adjacent properties. The project would not 
create any growth-inducing or cumulative effects because there are no services or impro-
vemetns associated with the project that would extend outside of the project site. Therefore, 
this is a less than significant impact. 

c. Would the project displace existing housing, especially affordable housing? 

Background 

The 1988 Master Plan approved long-term, short term residential occupancy at the project 
site with up to 40 on-site staff and faculty and 150 overnight visitors. The site has been devel-
oped with four Residence Halls containing space for 80 residents, temporary Staff Housing 
with space for 8 residents, and with temporary housing for 14 residents within the dining hall 
as depicted in Table 7 (Overnight Facilities at Spirit Rock Meditation Center (Approved, Exist-
ing and Proposed). 
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Potential impacts that would result from housing displacement is the same under both Base-
line and Alternate Baseline conditions, because in both instance the project has the poten-
tial to displace housing for up to 8 residents as described below. 

1. Baseline Conditions: The project would relocate two approved but not yet built Resi-
dence Halls, and would convert the existing Dining Hall to residential use for up to 14 
people. The project would also remove existing facilities within the Teacher and Staff Vil-
lage that currently house eight residents while permanent residences are constructed.  

2. Alternate Baseline Conditions: The project would remove existing facilities within the 
Teacher and Staff Village that currently house eight residents while permanent resi-
dences are constructed.  

The project proposes to remove six existing structures, including a 3,792 square foot tempo-
rary staff housing structure located in the Teacher/Staff Village. None of the housing pro-
posed for removal is subject to affordability covenants. The project also proposes to con-
struct a new 3,935 square foot structure to provide resident staff housing and a new 2,688 
square foot structure to house visiting teachers. Between the time that existing housing is re-
moved and new resident and teacher housing is constructed, the estimated construction 
phases shown in Table 4 estimate the period of displacement would exist for approximately 
two years. Throughout construction, the existing resident halls will remain open and available 
to house staff, teachers, and attendees.  

Housing at the Spirit Rock site is made available to staff, visiting teachers, and guests who 
participate in spiritual and educational retreats and activities. The temporary housing for visit-
ing teachers and guests could easily be accommodated within existing resident halls during 
the two years when the Teacher/Staff Village is under construction and would not result in 
housing displacement. Housing for staff members represents longer-term housing that would 
be displaced during the construction period. Because the project proposes to construct re-
placement housing, and because the project sponsor has the ability to provide temporary 
housing within existing resident halls during the period of construction, there would be no 
permanent displacement of housing, including affordable housing. Therefore, this is a less 
than significant impact. 

CONCLUSION REGARDING POPULATION AND HOUSING 

Implementation of the proposed project would result in less than significant impacts on popula-
tion and housing when analyzed under both the Primary and Alternate Baseline conditions. 
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For Primary and Alternate Baseline Conditions 
Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact 
No Impact 

3. GEOPHYSICAL. Would the project: 

a) Location in an area of geologic hazards, includ-
ing but not necessarily limited to: 1) active or 
potentially active fault zones and liquefaction; 2) 
landslides or mudslides; slope instability or 
ground failure; 3) subsidence; 4) expansive soils; 
5) tsunami; or 6) similar hazards? (source #(s): 1, 
7, 10, 11) 

    

b) Substantial erosion of soils due to wind or water 
forces and attendant siltation from excavation, 
grading, or fill? (source #(s): 1, 7, 10, 11) 

    

c) Substantial changes in topography from excava-
tion, grading or fill, including but not necessarily 
limited to: 1) ground surface relief features; 2) 
geologic substructures or unstable soil condi-
tions; and 3) unique geologic or physical fea-
tures? (source #(s): 1, 7, 10, 11) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Geophysical Factors (Section A) and found that the pro-
posed project would have potentially significant impacts on the environment as it related to 
change in topography or unstable soil conditions due to excavating, grading or filling. To reduce 
this impact to a less than significant level, the County imposed the following mitigation measure. 

1) Require the submission of a detailed soils report for each of the buildings in the retreat 
center as part of the precise development plan application.  

The above identified mitigation measure would have been implemented prior to construction of 
the buildings and site improvements that have already been constructed to implement the Mas-
ter Plan. As discussed in greater detail below, future improvements will be required, as part of the 
County’s Building Permit process, to comply with the requirements of the California Building 
Code (CBC), and the above mitigation measure is no longer necessary. 

ENVIRONMENTAL SETTING  

The project is located within the California Coast Ranges Geomorphic Province, a relatively geo-
logically young and seismically active region on the western margin of the North American li-
thospheric plate. The province is characterized by northwest-trending faults, mountain ranges, 
and valleys which mimic the prevailing structural trends of the underlying bedrock (CGS, 2002). 

GEOLOGY 

In general, the Coast Ranges are composed of sedimentary and metamorphic bedrock with re-
cent alluvium filling the intervening valleys (Sloan, 2006). Regional geologic mapping indicates 
that the bedrock of the project site as Franciscan Complex mélange (Wagner and Bortugno, 
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1982). The site-specific geotechnical feasibility study indicates that the Franciscan Complex 
mélange of the site comprises a chaotic mixture of rock types within a matrix of sheared mud-
stone and lithic sandstone.11 The rock types within the matrix include greenstone, chert, meta-
morphic rocks, serpentinite, shale, sheared shale (mudstone), and sandstone. These bedrock 
units vary from thin to thickly bedded, friable (brittle) to strong, and sheared to moderately frac-
tured. Surficial deposits at the site include colluvium12 along the various creek channels, landslide 
deposits — particularly on the steep upper elevations of the northern portion of the site — and 
Holocene/Quaternary alluvium consisting of sand, gravel, silt, and clay above the bedrock of 
the valley floor at the south end of the site (PRA, 2008).  

SOILS AND TOPOGRAPHY 

Most of the project site is located within a southeasterly-trending valley associated with Spirit 
Creek, an ephemeral stream.13 The elevation of the project site ranges from approximately 800 
feet NGVD14 at the northern project site boundary above the Hermitage to approximately 400 
feet NGVD where the Spirit Rock Meditation Center (SRMC) driveway intersects Sir Francis Drake 
Boulevard (USGS, 1954). To the north and northeast of Spirit Creek, a series of southerly-trending 
ridge spurs extend down into the valley and are intervened by steep-sided and incised drainage 
channels. The slopes to the north and northeast progressively steepen higher on the ridge to 
nearly vertical in places. Southwest of Spirit Creek, the northerly-facing slopes of the valley have 
a less pronounced, rounded topography and contain colluvium and debris fan deposits within 
relatively shallow, more rounded drainage channels. Adjacent to Spirit Creek are nearly level al-
luvial terraces of approximately 4 to 8 feet in height, which are generally steep-sided along the 
channel of Spirit Creek, with scouring and erosion evident within the banks. In the lower valley, 
slopes vary from nearly flat to approximately 4:1, horizontal to vertical (PRA, 2008).  

The United States Natural Resources Conservation Service (NRCS) provides a database of histori-
cal soil classification and mapping information. The soils on the project site are mapped primarily 
as Blucher-Cole complex in the southern alluvial plain area and Tocaloma-Saurin association 
everywhere else. The Blucher-Cole soil complexes are clay/silt-loam alluvial soils derived from 
sandstone, granites, or shale. They have low to moderate expansion potential, are moderately 
to highly corrosive to steel and concrete, and moderately erodible by wind and water. Tocalo-
ma-Saurin soils are thin clay/loam soils and weathered bedrock found on steep slopes derived 
from sandstone and shale: they have low to moderate expansion, erosion, and corrosion poten-
tial (NRCS, 2010). The site-specific geotechnical explorations generally indicate the subsurface 
soils to consist of soft to medium stiff, wet sandy clay, underlain by gravelly clay and clayey sand 
to variable depths, underlain by bedrock of siltstone, sandstone, or shale (PRA, 2008). 

SLOPE STABILITY 

Site-specific slope stability studies have been mapped and a landslide potential map has been 
prepared (PRA, 2008) and will be adopted as part of the Master Plan Amendment documents 
(see Project Description for discussion of integrated Master Plan Amendment documents). The 
project site was evaluated using a stability zone system, based on a slope and materials evalua-
tion, with Zone 1 being stable — flat to slightly sloped areas such as alluvial terraces and ridge 
                                                      

11 Lithic: indicating that there is a large proportion of stone fragments in the matrix. 
12 Colluvium consist of soil and organic debris that accumulate via gravity at the base of a slope and generally includes unsorted angular 
rock fragments. 
13 Ephemeral creeks flow only in direct response to precipitation and are frequently dry for relatively long periods. 
14 The National Geodetic Vertical Datum (NGVD) of 1929 is, for most practical purposes, equivalent to mean sea level.  
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tops with low risk of slope failure. The zones progress up through Zone 2, moderately stable areas, 
to Zone 3, areas which are sloping and adjacent unstable areas, areas adjacent evidence of 
recent slide activity, and areas with either slope “creep,” active, or dormant slope failure activi-
ty. Slope failures, landslides, and debris flows have occurred and been mapped at the project 
site, although not overlapping or adjacent to the improvements/changes proposed as part of 
this Master Plan Amendment. The project site comprises primarily Zone 1 or 2, with the exception 
of the upper Hermitage area, which is Zone 3.  

SEISMICITY 

Regional Seismicity. The project area is within the San Andreas Fault Zone (SAFZ), a complex of 
active faults forming the boundary between the North American and Pacific lithospheric plates. 
Numerous moderate to strong historic earthquakes have been generated in northern California 
in the SAFZ (Wallace, 1991). The SAFZ includes numerous faults found by the California Geologi-
cal Survey under the Alquist-Priolo Earthquake Fault Zoning Act (A-PEFZA) to be “active” (i.e., to 
have evidence of fault rupture in the past 11,000 years). Some of the major active faults within 
the SAFZ include the San Andreas, Maacama, Hayward-Rodgers Creek, San Gregorio-Seal 
Cove, Concord-Green Valley, Greenville, and Calaveras faults.  

In a report published in 2008, the United States Geological Survey (USGS) estimated that there is 
a 63% probability that between 2008 and 2038, a 6.7 or greater magnitude earthquake will oc-
cur in the San Francisco Bay Region. The probability of a 6.7 magnitude or greater earthquake 
occurring along individual faults was estimated to be 21% along the San Andreas Fault, 31% 
along the Hayward-Rodgers Creek Fault, and 7% along the Calaveras Fault. In addition, there is 
a cumulative 14% chance of a background (other earthquake source, either mapped or undis-
covered) event occurring. When predictions are expanded to 100 years, it is estimated that 
about three magnitude 6.7 or greater events could occur during that time. Thus, the probability 
of at least one magnitude 6.7 or greater earthquake rises to the near certainty of about 96% 
when calculated for a 100-year span (WGCEP, 2008).  

Site-Specific Seismicity. There are no A-PEFZA active or potentially active15 faults mapped that in-
tersect the project area (Bryant and Hart, 2007), and as a result, the project area does not inter-
sect an Alquist-Priolo Earthquake Fault Zone. The nearest A-PEFZA fault zone is located approx-
imately 5.8 miles to the west of the proposed project site along the San Andreas Fault, and the 
next nearest active fault is the Hayward-Rodgers Creek fault approximately 15 miles to the east. 
Both the San Andreas and Hayward-Rodgers Creek faults are right lateral strike-slip faults16 and, as 
noted above, have a 21% and 31% chance, respectively, of a magnitude 6.7 earthquake occur-
ring between 2008 and 2038. Based on USGS data, Association of Bay Area Governments (ABAG) 
earthquake hazard mapping indicates a magnitude 7.9 event on the San Andreas Fault (a repeti-
tion of the 1906 earthquake) would result in strong to very strong ground shaking at the project site.  

The site-specific study notes that the San Andreas or Hayward-Rodgers Creek faults are antic-
ipated to generate earthquakes with magnitudes of approximately 6.4 to 7.4, which would gen-
erate horizontal accelerations at the project site on the order of 0.33g to 0.49g (with a 10% 
chance of being exceeded in a 50-year period). Such an event could result in seismically in-
duced ground displacements at the project site (PRA, 2008).  

                                                      

15 Potentially Active: Originally defined as those faults showing Quaternary displacement, since 1975 limited to those with a relatively 
high potential for ground rupture, sufficiently active (Holocene displacement somewhere on the fault), and well defined.  
16 Right-lateral: If the trace of the fault were viewed while standing on one side during an event, it would appear that the ground on the 
other side of the fault moved to the right. Strike-slip: The sides of a fault are moving laterally relative to each other with little or no ver-
tical movement. 
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REGULATORY ENVIRONMENT 

The following discussion includes a description of the regulatory context (including regulatory 
agencies and policy documents) for geologic and seismic issues as they relate to development 
on the project site.  

ALQUIST-PRIOLO EARTHQUAKE FAULT ZONING ACT  

The A-PEFZA was passed in December 1972 to mitigate the hazard of surface faulting in struc-
tures used for human occupancy. The A-PEFZA’s main purpose is to map and identify the fault 
zones of active faults and to prevent the construction of buildings used for human occupancy 
on the surface trace of active faults. The A-PEFZA only addresses the hazard of surface fault rup-
ture and is not directed toward other earthquake hazards (the Seismic Hazards Mapping Act, 
passed in 1990, addresses non-surface fault rupture earthquake hazards, including liquefaction 
and seismically induced landslides). The proposed project does not include structures for human 
occupancy at or adjacent to an A-PEFZA zone; therefore this regulation is not directly applica-
ble to the proposed project. 

SEISMIC HAZARDS MAPPING ACT  

The Seismic Hazards Mapping Act (SHMA) established a statewide mapping program to identify 
areas subject to violent shaking and ground failure; the program is intended to assist cities and 
counties in protecting public health and safety. The California Geologic Survey (CGS) is map-
ping SHMA zones and has completed seismic hazard mapping for the portions of California most 
susceptible to liquefaction, ground shaking, and landslides — primarily the San Francisco Bay 
Area and Los Angeles basin. At the time of the preparation of this Initial Study, the County of Ma-
rin has not yet been mapped in conformance with the SHMA, and CGS has not indicated a 
schedule for completion of the study. 

COUNTY OF MARIN BUILDING CODES 

Compliance with the 2007 California Building Code (CBC) requires that (with very limited excep-
tions) structures for human occupancy be designed and constructed to resist the effects of 
earthquake motions. The Marin County Building and Safety Division is responsible for enforcing 
state and county building codes and ordinances to ensure buildings are safe for occupancy. 
This is accomplished through issuance of building permits, plan review, and inspections. 

COUNTY OF MARIN COUNTYWIDE PLAN POLICIES 

The following Marin Countywide Plan Environmental Hazards Chapter goals, policies, and pro-
grams are applicable to the proposed project.  

Goal EH-2. Safety from Seismic and Geologic Hazards. Protect people and property from risks as-
sociated with seismic activity and geologic conditions. 

Policies 

EH-2.1 Avoid Hazard Areas. Require development to avoid or minimize potential hazards from 
earthquakes and unstable ground conditions. 
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IMPLEMENTATION PROGRAMS 

EH-2.a Require Geotechnical Reports. Continue to require any applicant for land division, master 
plan, development approval, or new construction in a geologic hazard area to submit a geo-
technical report prepared by a State-certified Engineering Geologist or a Registered Geotech-
nical Engineer that: 

• evaluates soil, slope, and other geologic hazard conditions; 

• commits to appropriate and comprehensive mitigation measures sufficient to reduce 
risks to acceptable levels, including post-construction site monitoring, if applicable; 

• addresses the impact of the project on adjacent lands, and potential impacts of offsite 
conditions; and 

• meets the requirements of other agency regulations with jurisdiction in the hazard area, 
such as BCDC requirements for the safety of fills consistent with the Bay Plan. 

EH-2.b Require Construction Observation and Certification. Require any work or construction un-
dertaken to correct slope instability or mitigate other geologic hazard conditions to be super-
vised and certified by a geotechnical engineer and/or an engineering geologist. 

DISCUSSION OF IMPACTS 

a. Is the project located in an area of geologic hazards, including but not necessarily limited to: (1) 
active or potentially active fault zones; (2) landslides or mudslides; (3) slope instability or ground 
failure; (4) subsidence; (5) expansive soils; (6) liquefaction; (7) tsunami; or (8) similar hazards?  

1. EARTHQUAKE FAULTS, SEISMIC SHAKING, AND LIQUEFACTION  

Under both Primary and Alternate Baseline conditions the project site and occupants will be 
exposed to comparable hazards as the result of a seismic event. Based on A-PEFZA mapping 
by the CGS, there are no active or potentially active faults at or adjacent the project site. 
Ground rupture due to fault displacement at the project site is therefore considered unlikely.  

Ground shaking from earthquakes along the known active faults in the region could cause 
damage to property unless properly designed and constructed. The geotechnical study pre-
pared for the Master Plan Amendment recommends that “…detailed geotechnical investiga-
tions be performed for each of the proposed facilities in order to confirm and/or modify the 
preliminary assessments provided herein, and to provide site specific development recom-
mendations, including site drainage and grading, foundation design and retaining wall re-
quirements.” Ground shaking potential is estimated on a worst-case basis by taking the maxi-
mum expected earthquake and designing for the peak accelerations that it could generate. 
The adverse impacts of seismically generated ground shaking on potential structures of the 
project and people at the site can be reduced to acceptable levels by completing the 
project seismic design and construction in conformance with, or by exceeding, current best 
standards for earthquake resistant construction per the CBC as adopted and amended for the 
County of Marin Building Codes. Appropriate grading, use of engineered fill, and appropriate 
design elements as prepared by a Certified Engineering Geologist or Geotechnical Engineer 
would reduce the potential impact to areas that have undergone grading or are prone to the 
secondary effects of ground shaking, such as differential settlement or liquefaction. These re-
quirements are already an essential component of building permit issuance and inspection 
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within Marin County and require no additional mitigation measures. It should be noted that in 
the event of a major earthquake, some cosmetic and/or structural damage is likely to occur to 
some structures and infrastructure; however, compliance with the requirements of the CBC, 
Marin County Building and Safety Division, and the site-specific geotechnical study recom-
mendations as adopted as part of the Master Plan Amendment would result in these potential 
impacts being less than significant.  

2. LANDSLIDES, MUDSLIDES, SLOPE INSTABILITY, OR GROUND FAILURE 

Primary Baseline Conditions 

The 1988 Master Plan approved structures in locations on the site that have since been identified as 
exhibiting evidence of a slide or that have been identified as only moderately stable (Master Plan 
Sheets 10, 12, 15, and 17). The Conservation Principle established in the Master Plan amendment 
application includes the objective of avoiding unstable soils. To implement this objective, the Mas-
ter Plan Amendment application proposes to relocate buildings out of areas of identified instability. 
The project sponsor has submitted a “Geotechnical Feasibility Study, Spirit Rock Phase 4 Improve-
ments,” prepared by Purcell, Rhoades & Associates, Inc., dated January 15, 2008 that compares 
the proposed locations with the previously approved locations and opines that the Spirit Rock 
Phase 4 development locations are superior to previously approved locations, but recommended 
detailed geotechnical investigations be performed for each of the proposed facilities to confirm 
and/or modify their preliminary assessment. Compliance with the requirements of the CBC, Marin 
County Building and Safety Division, and the site-specific geotechnical study recommendations as 
adopted as part of the Master Plan Amendment would result in these potential impacts as being 
less than significant under the Primary Baseline Conditions.  

Alternate Baseline Conditions 

Under Alternate Baseline Conditions, the project proposes to construct new buildings and 
improvements on sites that may contain unstable soils. The proposed Resource Protection 
Plan (RPP) includes a recommendation to manage unstable soils at the site by diverting and 
controlling the flow of storm and ground waters to minimize destabilizing effects of excessive 
flows and velocities on these unstable areas, as well as additional plantings to help stabilize 
surface materials.  

The building improvements proposed by the project are located on stable to moderately 
stable slopes and hillsides. Based on previous site-specific geotechnical studies prepared 
and integrated in the 1988 Master Plan documents for the project (see a discussion of inte-
gration of documents into the Master Plan Amendment, in the Project Description), structures 
have not been planned for areas at risk of landslide or severe slope instability, or in the path 
of potential mud or colluvial slides. The project’s improvements will be required, as part of the 
County’s Building Permit process, to comply with the requirements of the CBC. The CBC in-
cludes requirements and guidance on the design and preparation of foundations, subsur-
face structures, seismic loading, and methods for installation and compaction of engineered 
fill during site preparation.  

Compliance with the requirements of the CBC, Marin County Building and Safety Division, 
and the site-specific geotechnical study recommendations as adopted as part of the Master 
Plan Amendment would result in these potential impacts as being less than significant under 
Alternate Baseline Conditions. 
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3. SUBSIDENCE 

Under both Primary and Alternate Baseline conditions the project site and occupants will be 
exposed to comparable hazards as the result of subsidence. Land subsidence generally oc-
curs when subterranean fluids, usually groundwater, are removed from the ground, thus reduc-
ing pore pressures to the point where the subsurface layers compress resulting in subsidence of 
the surface. Potable water service for Spirit Rock is provided by the Marin Municipal Water Dis-
trict. The project does not propose the removal of groundwater and states as a plan goal to 
“balance water use with on-site supply and groundwater recharge.” The proposed project 
would not result in or be subject to subsidence, the impact is less than significant.  

4. EXPANSIVE SOILS 

Under both Primary and Alternate Baseline conditions the project site and occupants will be ex-
posed to comparable hazards as the result of expansive soils. The site-specific geotechnical study 
and regional mapping indicate that the soils of the proposed project site have low to moderate 
expansive properties potential. The moderately expansive soils can result in stresses and heave, re-
sulting in damage to structures and infrastructure. Although resultant failures are unlikely to be ca-
tastrophic in scope, they can in time result in significant damage. It is recommended in the geo-
technical study that detailed geotechnical investigations be performed for each of the proposed 
future facilities in order to confirm and/or modify the preliminary assessments provided by the study, 
and to provide site-specific development recommendations, including site drainage and grading, 
foundation design, and retaining wall requirements at the time of development. Compliance with 
the requirements of the CBC, Marin County Building and Safety Division, and these site-specific 
geotechnical study recommendations, as adopted as part of the Master Plan Amendment, would 
result in these potential impacts as being less than significant. 

5. TSUNAMI  

Under both Primary and Alternate Baseline conditions the project site and occupants will be 
exposed to comparable hazards as the result of Tsunami. The lowest elevation of the pro-
posed development area is approximately 400 feet NGVD and is not adjacent a body of 
water; inundation by a tsunami is therefore not likely and there is no impact.  

b. Would the project result in substantial erosion of soils due to wind or water forces and at-
tendant siltation from excavation, grading, or fill?  

EROSION 

The site conditions that contribute to erosion are the same under both the Primary and Alter-
nate Baseline Conditions. The soils at the project site are moderately susceptible to water 
erosion and have a relatively low susceptibility to wind erosion (NRCS, 2010). The site-specific 
geotechnical study notes that it is anticipated that “control of surface drainage” will be ne-
cessary to control erosion impacts for some of the locations proposed in the Phase 4 im-
provements under the Master Plan Amendment (PRA, 2008). Under both Primary and Alter-
nate Baseline conditions the project could cuase erosion as the result of demolition and 
construction associated with both Conditions. 

As the potential erosion impacts are primarily related to degradation of stormwater quality, 
receiving water impacts, and local and downstream hydrology impacts related to deposi-
tion of sediments, these impacts and any required mitigation measures are addressed in de-
tail in Section 4 (Water) of this Initial Study. This impact is considered less than significant. 
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c. Would the project result in substantial changes in topography from excavation, grading 
or fill, including but not necessarily limited to: (1) ground surface relief features; (2) geologic sub-
structures or unstable soil conditions; and (3) unique geologic or physical features?  

1. GROUND SURFACE RELIEF FEATURES 

Primary Baseline Conditions 

The 1988 Master Plan approved three resident halls in the Retreat area, dormatories in the 
Teacher and Staff Village, and a meeting hall in the Community Center that are all located 
in areas that exhibit evidence active or dormant slides. Construction in areas that contain 
slides may require over excavation of the area in order gain access to stable geologic ma-
terial and to install drainage improvements. By relocating previously approved structures 
from areas of instability to areas of greater stability, the project has the potential to reduce 
the amount of topographic change that would result from slide repair. As a result, there 
would be less than significant impact under Primary Baseline conditions. 

Alternate Baseline Conditions 

Total cut and fill activities resulting from implementation of the Master Plan Amendment 
have been calculated to be nearly balanced and within 0.5% of the total 7,602 yards of ma-
terial to be moved and/or repurposed (SDE, 2009). As a result, the proposed project would 
not result in substantial adverse changes to topography resulting from implementation activi-
ties such as site preparation excavation, grading, fill, or construction. As a result, this potential 
impact would be less than significant under Alternate Baseline conditions.  

2. GEOLOGIC SUBSTRUCTURE 

Under both Primary and Alternate Baseline conditions the project site and occupants will be 
exposed to comparable hazards from failure of the geologic substructure. The improvements 
proposed by the project are located on stable to moderately stable slopes, and the recommen-
dations of previously conducted site-specific geotechnical studies been integrated into the Master 
Plan Amendment documents. As a result, structures have not been planned for areas at risk from 
failure of geologic substructures, landslide, unstable soils, or severe slope instability (PRA, 2008). 
Therefore, this potential impact would be less than significant. 

3. UNIQUE GEOLOGIC OR PHYSICAL FEATURES 

The site-specific geotechnical study did not identify any unique geologic features in the 
project site area.  

Implementation of the proposed project would result in no impacts regarding topography, 
geologic substructures, and unique geologic or physical features.  

CONCLUSION REGARDING GEOLOGY AND SOILS 

The implementation of the Spirit Rock Master Plan Amendment, as proposed, would have less 
than significant impacts associated with geology and soils when analyzed under both the Prima-
ry and Alternate Baseline conditions. 
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For Primary and Alternate Baseline Conditions 
Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact 
No Impact 

4. WATER. Would the project: 

a) Result in changes in absorption rates, drainage 
patterns, or the rate and amount of surface ru-
noff? (source #(s): 1e, 1f, 1h, 11) 

    

b) Expose people or property to water related ha-
zards, including, but not necessarily limited to: 
1) flooding; 2) debris deposition; or 3) similar 
hazards? (source #(s): 1e, 1h) 

    

c) Result in discharge of pollutants into surface or 
ground waters or other alteration of surface or 
ground water quality (e.g. temperature, dissolved 
oxygen or turbidity)? (source #(s): 1e, 1f, 1h, 9, 11) 

    

d) Substantially change in the amount of surface wa-
ter in any waterbody or groundwater either 
through direct additions or withdrawals, or 
through intersection of an aquifer by cuts or ex-
cavations? (source #(s): 1e, 1f, 1h) 

    

e) Create changes in the flow of surface or ground wa-
ters, including, but not necessarily limited to: 1) cur-
rents; 2) rate of flow; or 3) the course or direction of 
water movements? (source #(s): 1e, 11) 

    

f) Substantially reduce the amount of water otherwise 
available for public water supplies? (source #(s): 1e)     

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Hydrologic and Watershed Factors (Section C) and found 
that the proposed project would have potentially significant impacts on the environment as it re-
lated to wastewater disposal and protection of watershed resources. To reduce these potential 
impacts to a less than significant level, the County imposed the following mitigation measures. 

1) Require execution of a standard watershed protection agreement with Marin Munic-
ipal Water District.  

2) Final approval for full project buildout should be contingent on the satisfactory de-
tailed testing and system design as part of the subsequent Development Plan. The 
study should include groundwater testing of the southeast field and groundwater 
testing, and slope stability analysis for the central field. This more detailed investiga-
tion should be done in conjunction with the more detailed site design in the precise 
development plan stage. 

Based on review of County records, the above identified mitigation measures have been im-
plemented for the portion of the Master Plan that has been constructed. This ISMND includes 
substitute mitigation measures (MM.12.c.1 and MM.12.d.1) to continue addressing watershed 
management and septic system design issues.  
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ENVIRONMENTAL SETTING 

WATERSHED AND GROUNDWATER BASIN DESCRIPTION 

The project is within the San Geronimo creek watershed, which is a subwatershed within the Lagunitas 
Creek/Tomales Bay watersheds. An ephemeral tributary to San Geronimo Creek flows through the 
center of the developed portion of the project area, which is referred to in local watershed reports as 
Spirit Rock Creek. There are additional ephemeral, unnamed drainages within the project area that 
are tributaries to San Geronimo Creek. San Geronimo Creek is a perennial stream and is the major up-
stream tributary to Lagunitas Creek. The watershed drainage area is 9.3 square miles.  

The San Geronimo Creek watershed experiences a mild Mediterranean climate, dominated by dry 
summers and wet winters that are punctuated by periods of intense rainfall. Precipitation primarily 
occurs from November through March, with an average annual precipitation of approximately 44 
inches at Woodacre (CDWR gauge #E10 7787 21), as measured from 1950 to 1999.  

The hydrology of San Geronimo Creek is affected by water diversions and groundwater pumping. The 
annual maximum flow rate for San Geronimo Creek, measured at the Marin Municipal Water District 
(MMWD) stream gage located on Lagunitas Road bridge (approximately 0.7 miles upstream of the 
Lagunitas Creek confluence) for the period of record (1980 to 2006) ranges over an order of magni-
tude, with the largest annual maximum flow rates occurring during water year (WY) 1982 (3,810 cubic 
feet per second (cfs)) and WY 2005 (3,940 cfs) (Stillwater Sciences, 2009). Data for the period of record 
also indicate that the annual daily mean flow rate is less than 15 cfs and about 99% of the daily mean 
flow rates are equal to or less than 750 cfs. Creek flows in the watershed are considered to be “flashy,” 
meaning that there is a rapid increase in flow rate over a short time period with a quickly developed 
peak discharge in relation to normal base flow. San Geronimo Creek is one of the most severely incised 
creeks in Marin County and instead of flooding every 1 to 2 years, can contain the 50- to 100-year 
flood event easily (Prunuske Chatham, Inc. and Stillwater Sciences, 2009). 

Lagunitas Creek flows approximately 13 miles from the San Geronimo Creek confluence into 
Tomales Bay. The watershed area is 103 square miles. Lagunitas Creek is protected habitat for 
coho salmon, steelhead, and California freshwater shrimp and is one of the most important co-
ho salmon streams in California. The San Geronimo Creek watershed also supports coho, steel-
head, and Chinook salmon.  

According to the Water Quality Control Plan for the San Francisco Bay Basin (Basin Plan), benefi-
cial uses of Lagunitas Creek are agricultural supply, cold freshwater habitat, fish migration, mu-
nicipal and domestic supply, preservation of rare and endangered species, water contact 
recreation, noncontact water recreation, fish spawning, warm freshwater habitat, and wildlife 
habitat (RWQCB, 1995). Tomales Bay has the same designated beneficial uses (RWQCB, 1995). 

According to the Basin Plan, groundwater beneath the project is not within a defined ground-
water basin. Groundwater was not observed during the soil profile investigations for the project 
conducted in August–September 2007 for the on-site wastewater treatment systems, which eva-
luated soils to a depth of 96 inches below ground surface (bgs). However, soil mottles17 were ob-
served at depths of 25–26 inches in soil pits located near the front entrance of the site and the 
area upgradient of the proposed Meeting Hall. Based on the soil profiles, groundwater appears 
to be seasonally perched on top of the lower, less permeable soil horizons at approximately 42 
inches bgs near the front entrance and approximately 30 inches bgs in the area upgradient of 
the proposed Meeting Hall (Questa Engineering Corporation, 2008). 
                                                      

17 Mottles are essentially rust formations in the soil that form as a result of cycles of wetting and drying caused by a fluctuating ground-
water table. 
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STORMWATER DRAINAGE AND FLOODING 

In the existing condition, stormwater from the site discharges into creeks as sheetflow to drai-
nage swales or ditches, or through underground drainage pipes. Typically the pipes discharge 
onto riprap dispersion pads prior to flowing into the creek (HartMarin, 2008a). There is no engi-
neered stormwater drainage system at the site. Currently less than 1% of the site is covered with 
impervious surfaces (HartMarin, 2008a). 

The project is not located within a FEMA 100-year Special Flood Hazard Area or otherwise mapped 
flood area. The project hydrologic analysis for the 100-year storm did not identify any areas of 
overflow or inundation by creek flows (HartMarin, 2008b). The project is not located within a dam 
failure inundation area. In addition, the project’s distance from Tomales Bay, the Pacific 
Ocean/Drakes Bay, San Pablo Bay, and San Rafael Bay, and the elevation of the planned devel-
opment area (approximately 400 feet above mean sea level) would preclude its exposure to 
coastal hazards such as sea level rise, tsunamis, seiches, or extreme high tides. 

SURFACE WATER QUALITY 

The Lagunitas Creek watershed supplies most of Marin County’s domestic water (Marin County 
Community Development Agency, 2004). Lagunitas Creek is on the 2006 Clean Water Act 
(CWA) 303(d) list of impaired waterbodies due to nutrients, pathogens, and sedimenta-
tion/siltation. The pathogen total maximum daily load (TMDL) completed for Tomales Bay also 
includes Lagunitas Creek.18 On February 11, 2009, the San Francisco Bay Regional Water Quality 
Control Board (RWQCB) adopted a resolution approving staff recommendations for proposed 
additions, deletions, and changes to the 303(d) list (2008 303(d) list) in the San Francisco Bay Re-
gion; these changes require approval by the State Water Resources Control Board (SWRCB) and 
the United States Environmental Protection Agency (EPA). The State Water Board proposes no 
changes to the 2008 303(d) list for Lagunitas Creek. 

Tomales Bay is on the 2006 303(d) list due to mercury, nutrients, pathogens, and sedimenta-
tion/siltation. A TMDL has been completed for pathogens and was incorporated into the Basin 
Plan as an amendment on February 8, 2007. TMDLs are currently under development for mercury 
and sediment/siltation. There are no proposed changes to the 2008 303(d) list for Tomales Bay. 

Surface water quality data collected in the Lagunitas Creek watershed by various agencies are 
summarized in the San Geronimo Valley Salmon Enhancement Plan Existing Conditions report 
(Stillwater Sciences, 2009). These data are briefly summarized below.  

• The MMWD has conducted water quality monitoring in the Lagunitas Creek watershed 
since 1996 under an agreement with the RWQCB. The MWWD has sampled water quality 
monthly at one location on main stem San Geronimo Creek at the Inkwells. 

• As part of the Surface Ambient Monitoring Program, the RWQCB implemented wa-
tershed monitoring and bioassessment from 2001 to 2003 across nine planning water-
sheds in the Bay Area, including the Lagunitas Creek watershed. In addition to multiple 
water quality parameters, the structure and composition of the benthic macroinverte-

                                                      

18 A TMDL is a written plan that describes how an impaired water body will meet water quality standards and includes (1) a measurable feature to 
describe attainment of the water quality standard(s); (2) a description of required actions to remove the impairment; and (3) an allocation of responsi-
bility among dischargers to act in the form of actions or water quality conditions for which each discharger is responsible. 



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Marin County Community Development Agency Spirit Rock Meditation Center – Master Plan Amendment 
September 2010 Draft Initial Study/Mitigated Negative Declaration 

105 

brate (BMI) community were monitored as an indicator of water quality and overall bio-
logical integrity. 

• The Salmon Protection and Watershed Network (SPAWN) has conducted water quality 
monitoring in the Lagunitas Creek watershed since 2005 through a RWQCB-funded pro-
gram. SPAWN has sampled water quality at several locations in the San Geronimo Valley 
and Lagunitas Creek during both summer and winter, and the data were compared to 
Basin Plan water quality objectives. 

• The Tomales Bay Watershed Council, with funding from the SWRCB, is currently preparing 
an Integrated Coastal Watershed Management Plan that includes targeted stormwater 
quality monitoring at selected locations within the Tomales Bay watershed. 

Recent water quality data collected by the RWQCB, the Tomales Bay Watershed Council, and 
SPAWN indicate that water temperatures and dissolved oxygen in the main stem of San Gero-
nimo Creek (and including tributaries in some cases) do not consistently support salmonid health 
during summer months. Coliform bacteria and nitrate concentrations are elevated in San Gero-
nimo Creek, particularly during storm events, and septic tank leakage into the creek is a likely 
cause (Stillwater Sciences, 2009). While elevated coliform levels are not expected to affect sal-
monids, excessive algal growth from elevated nutrient concentrations may decrease dissolved 
oxygen concentrations in the creek, which can affect fish survival. Acute invertebrate toxicity 
from high metals concentrations in the sediments and elevated copper and mercury concen-
trations in clam tissues also warrant further investigation. 

GROUNDWATER QUALITY 

In general, regional groundwater conditions in Marin County have not been well documented. 
According to the U.S. Geological Survey and the California Department of Water Resources, no 
regional studies of groundwater availability or quality have been conducted in the county (Ma-
rin County Community Development Agency, 2005). 

SPIRIT ROCK CREEK RESTORATION 

In 2005, the Marin County Resources Conservation District (RCD) implemented a creek restora-
tion program in Spirit Rock Creek to mitigate bank failures that were causing channel incision 
near the main site entrance (Erika Hughes Reis, 2010). The work consisted of bank stabilization at 
eight locations where bank erosion was occurring, planting riparian vegetation (e.g., willows), 
and improving the floodplain by altering the slope of the banks. The RCD has conducted subse-
quent site visits to evaluate the effectiveness of the restoration efforts and to identify current 
maintenance needs. 

REGULATORY FRAMEWORK 

Applicable federal, state, and local regulations and local management programs and plans re-
lated to hydrology and water quality are described below. Refer to the Utilities and Service Sys-
tems section of the Initial Study for a discussion of on-site wastewater treatment and greywater 
treatment system regulations. 

Municipal Stormwater Program Requirements. Pursuant to Section 402 of the federal CWA and 
the state Porter-Cologne Water Quality Control Act, municipal stormwater discharges in Marin 
County are regulated under the statewide National Pollutant Discharge Elimination System 
(NPDES) General Permit for the Discharge of Storm Water from Small Municipal Separate Storm 
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Sewer Systems (Small MS4 Permit). The municipalities in Marin County have formed the Marin 
County Stormwater Pollution Prevention Program (MCSTOPPP) and have developed a Stormwa-
ter Management Plan (Action Plan 2010) to comply with the requirements of the Small MS4 Per-
mit. The Action Plan 2010 includes performance standards for the following program elements 
that must be addressed under the Small MS4 Permit: municipal maintenance activities; illicit dis-
charge controls; new development, redevelopment and construction site controls; industrial and 
commercial discharge controls; and public information and participation. Local Small MS4 Per-
mit activities (MCSTOPPP) are overseen by the RWQCB. 

Attachment 4 of the Small MS4 Permit applies to new development and redevelopment 
projects. Attachment 4 includes receiving water limitations and design standards that must be 
met for certain categories of development. The design standards include (but are not limited to) 
the following requirements: 

• Post-development peak stormwater runoff discharge rates shall not exceed the esti-
mated pre-development rate for developments where the increased peak stormwater 
discharge rate will result in increased potential for downstream erosion. 

• Volume-based treatment best management practices (BMPs) (such as bioretention areas and 
detention basins) shall be sized to treat stormwater runoff based on the following criteria: 

A. The 85th percentile 24-hour runoff event determined as the maximized capture 
stormwater volume for the area, from the formula recommended in Urban Runoff 
Quality Management, WEF Manual of Practice No. 23/ASCE Manual of Practice 
No. 87, (1998); or 

B. The volume of annual runoff based on unit basin storage water quality volume, to 
achieve 80% or more volume treatment by the method recommended in California 
Stormwater Best Management Practices Handbook – Industrial/ Commercial (2003); or 

C. The volume of runoff produced from a historical-record based reference 24-hour rain-
fall criterion for “treatment” that achieves approximately the same reduction in pollu-
tant loads achieved by the 85th percentile 24-hour runoff event. 

• Flow-based treatment BMPs (such as vegetated swales) shall be sized to treat stormwater 
runoff based on the following criteria: 

A. The flow of runoff produced from a rain event equal to at least two times the 85th 
percentile hourly rainfall intensity for the area; or 

B. The flow of runoff produced from a rain event that will result in treatment of the same 
portion of runoff as treated using volumetric standards above. 

To comply with Attachment 4 requirements, MCSTOPPP has issued guidance for applicants for de-
velopment projects that emphasize a low impact development approach (MCSTOPPP, 2008). 
Project applicants must submit a Stormwater Control Plan (SCP) with an application for planning 
and zoning approval. The SCP requirement applies to redevelopment projects that add or replace 
5,000 square feet of impervious area. The SCP must detail the site design, source control, and 
treatment control best management practices (BMPs) that would be implemented at the site to 
minimize imperviousness, retain or detain stormwater, slow runoff rates, and reduce pollutants in 
runoff to the maximum extent practicable. The SCP must also contain an Operation and Mainten-
ance Plan that identifies the individuals responsible for maintenance of treatment control BMPs. 



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Marin County Community Development Agency Spirit Rock Meditation Center – Master Plan Amendment 
September 2010 Draft Initial Study/Mitigated Negative Declaration 

107 

Construction General Permit Requirements. Pursuant to CWA Section 402 and the Porter-
Cologne Water Quality Control Act, the SWRCB adopted a General NPDES Permit for Storm Wa-
ter Discharges Associated with Construction and Land Disturbance Activities (Construction Gen-
eral Permit) (Order No. 2009-0009-DWQ) on September 2, 2009, which takes effect on July 1, 
2010. To obtain coverage under the Construction General Permit, the discharger must provide 
via electronic submittal, a Notice of Intent, a stormwater pollution prevention plan (SWPPP), and 
other documents required by Attachment B of the Construction General Permit. Construction 
activities subject to the Construction General Permit include clearing, grading, and disturbances 
to the ground, such as grubbing or excavation, that result in soil disturbances of at least 1 acre 
of total land area (or smaller sites that are part of a common plan of development or sale that 
disturbs more than 1 acre of land surface).  

A SWPPP must be prepared by a qualified SWPPP developer that meets the certification re-
quirements in the Construction General Permit. The purpose of the SWPPP is (1) to help identify 
the sources of sediment and other pollutants that could affect the quality of stormwater dis-
charges; and (2) to describe and ensure the implementation of best management practices to 
reduce or eliminate sediment and other pollutants in stormwater as well as non-stormwater dis-
charges resulting from construction activity.  

The Construction General Permit mandates certain requirements based on the risk level of the 
project (Level 1, Level 2, or Level 3), which is based on the risk of sediment discharge and the re-
ceiving water risk. The project would not be a Level 1 project, because a Level 1 project cannot 
drain to a sensitive waterbody. Lagunitas Creek is a sensitive waterbody (on the 303(d) list as im-
paired for sediment) and has the beneficial uses of cold freshwater habitat, fish migration, and fish 
spawning. Depending on the timing of the project (i.e., whether it is conducted during the rainy 
season or not), the project would be either risk Level 2 or Level 3. For Level 2 risk projects, Numeric 
Action Levels (NALs) for turbidity and pH are imposed, and for Level 3 risk projects, Numeric Effluent 
Limitations (NELs) for turbidity and pH are imposed. For Level 2 and Level 3 projects, the discharger 
must also prepare a Rain Event Action Plan that must be designed to protect all exposed portions 
of the construction site within 48 hours prior to any likely precipitation event. 

The SWPPP must also include a Construction Site Monitoring Program. The monitoring program 
includes, depending on the project risk level, visual observations of site discharges, water quality 
monitoring of site discharges (pH, turbidity, and non-visible pollutants, if applicable), and receiv-
ing water monitoring (pH, turbidity, suspended sediment concentration, and bioassessment). 

The performance standard in the Construction General Permit is that dischargers shall minimize 
or prevent pollutants in stormwater discharges and authorized non-stormwater discharges 
through the use of controls, structures, and management practices that achieve best available 
technology (BAT) for treatment toxic and non-conventional pollutants and best conventional 
technology (BCT) for treatment of conventional pollutants.19 The permit also imposes numeric 
action levels and numeric effluent limits for pH and turbidity (for Level 2 and Level 3 risk dis-
chargers). Local General Construction Permit activities are overseen by the RWQCB. 

Requirements for Working within Creeks. Refer to the Biological Resources section of this Initial 
Study for a discussion of a CWA Section 401 Water Quality Certification, CWA Section 404 Permit 

                                                      

19 As defined by U.S. EPA, Best Available Technology (BAT) is a technology-based standard established by the CWA as the most appro-
priate means available on a national basis for controlling the direct discharge of toxic and non-conventional pollutants to navigable wa-
ters. The BAT effluent limitations guidelines, in general, represent the best existing performance of treatment technologies that are eco-
nomically achievable. Best Conventional Technology (BCT) is a technology-based standard that applies to treatment of conventional 
pollutants, such as total suspended solids. 
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(Discharge of Fill or Dredge Materials), and the California Department of Fish and Game 
Streambed Alteration Agreement. 

Marin Countywide Plan. The Biological Resources, Water Resources, and Environmental Hazards 
elements of the Marin Countywide Plan contain the following policies on hydrology and water 
quality (Marin County Community Development Agency, 2007).  

• Policy BIO-4.1: Restrict Land Use in Stream Conservation Areas. A Stream Conservation 
Area is established to protect the active channel, water quality and flood control func-
tions, and associated fish and wildlife habitat values along streams. Development shall be 
set back to protect the stream and provide an upland buffer, which is important to protect 
significant resources that may be present and provides a transitional protection zone. 

− For parcels less than 0.5 acres in size, provide a minimum 20-foot development setback. 

− For parcels between 2 and 0.5 acres in size, provide a minimum 50-foot development 
setback on each side of the top of bank. 

− For parcels more than 2 acres in size, provide a minimum 100-foot development set-
back on each side of the top of bank. 

• Policy WR-1.1: Protect Watersheds and Aquifer Recharge. Give high priority to the protec-
tion of watersheds, aquifer-recharge areas, and natural drainage systems in any consid-
eration of land use. 

• Policy WR-1.3: Improve Infiltration. Enhance water infiltration throughout watersheds to 
decrease accelerated runoff rates and enhance groundwater recharge. Whenever 
possible, maintain or increase a site’s predevelopment infiltration to reduce downstream 
erosion and flooding. 

• Policy WR-2.1: Reduce Toxic Runoff. Reduce the volume of urban runoff from pollutants 
— such as pesticides from homes, golf courses, cleaning agents, swimming pool chemi-
cals, and road oil and of excess sediments and nutrients from agricultural operations. 

• Policy WR-2.3: Avoid Erosion and Sedimentation. Minimize soil erosion and discharge of sedi-
ments into surface runoff, drainage systems, and waterbodies. Continue to require grading 
plans that address avoidance of soil erosion and on-site sediment retention. Require devel-
opments to include on-site facilities for the retention of sediments, and, if necessary, require 
continued monitoring and maintenance of these facilities upon project completion. 

• Policy WR-2.4: Design County Facilities to Minimize Pollutant Input. Design, construct, and 
maintain County buildings, landscaped areas, roads, bridges, drainages, and other facili-
ties to minimize the volume of toxics, nutrients, sediment, and other pollutants in stormwa-
ter flows, and continue to improve road maintenance methods to reduce erosion and 
sedimentation potential. 

• Policy EH-3.2: Retain Natural Conditions. Ensure that flow capacity is maintained in 
stream channels and floodplains, and achieve flood control using biotechnical tech-
niques instead of storm drains, culverts, riprap, and other forms of structural stabilization. 

Marin County Municipal Code. The following sections of the Marin County Municipal Code ad-
dress relevant issues for hydrology and water quality.  
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• Title 11, Harbors and Waterways. Section 11.08.010 includes requirements for interfering 
with water flow. Sections 11.08.050–060 states the permit requirements for construction 
over or under any creek, channel, or watercourse. Section 11.08.010 prohibits the dis-
charge of fill, debris, waste, and bank stabilization materials into creeks if the discharge 
obstructs or impedes flow in the channel. However, it also exempts channel or bank 
modifications that improve or realign the channel, as long as natural flows are not di-
verted, obstructed or prevented. Sections 11.08.050–060 require that any property owner 
contemplating in-stream improvements such as channel realignment and bank protec-
tion measures secure a creek permit from the County DPW prior to construction. 

• Title 23, Section 23.18: Urban Runoff Pollution Prevention Ordinance. The purpose of the 
ordinance is to protect and enhance the water quality of local watercourses, waterbo-
dies, and wetlands in a manner pursuant to and consistent with the CWA and the Porter-
Cologne Water Quality Control Act by: 

− Minimizing discharges other than storm runoff to storm drains or watercourses; 

− Controlling the discharge to storm drains or watercourses from spills, dumping, or dis-
posal of materials other than rain water; 

− Reducing pollutants in stormwater discharges to the maximum extent practicable; 

− Complying with the County’s Small MS4 Permit, which requires implementation of 
appropriate source control, site design, and stormwater treatment measures for de-
velopment projects; 

− Maintaining pre-development stormwater runoff rates and preventing nonpoint 
source pollution whenever possible, through stormwater management controls and 
ensuring that these management controls are properly maintained. 

• Title 24, Development Standards, Chapter 24.04 Improvements  

− Section VI. Drainage Facilities, Sections 24.04.520–24.04.560 establish hydrologic and 
hydraulic design standards for the design and construction of channels, catch basins 
and conduits, and drainage setbacks. Hydrologic and hydraulic analyses used in the 
design of waterways, channels, and closed conduits shall be based upon the 100-
year storm. Closed conduit systems must pass 70% of the 100-year flow as open 
channel flow with no head allowed at the inlet. The remaining 30% may be allowed 
to enter the conduit with head over the inlet provided that a minimum of 2 feet of 
freeboard is maintained in all inlet structures. Open channel systems shall be de-
signed to carry the 100-year flow with a minimum freeboard equal to the velocity 
head. Bridges and utility crossings which span open channel waterways shall have a 
minimum clearance of two feet between soffit and the100-year flow elevation. 

− Section VIII Grading, Sections 24.04.620–24.04.740 set standards for grading operations, 
including the protection of disturbed areas using erosion control measures, restrictions 
on the timing of grading operations (grading operations shall not be conducted during 
the rainy season (October 15th through April 15th) without prior approval from the 
County), permit and bonding requirements for development projects, and the applica-
tion of BMPs for erosion control and water quality management. 
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LOCAL PLANS 

Marin County Watershed Management Plan (Prunuske Chatham, Inc., 2004). The Marin County 
Watershed Management Plan was prepared to guide County staff, resource managers and pol-
icy makers, and community organizations to protect and where needed restore the beauty and 
natural function of Marin County’s watersheds. The plan provides specific recommendations on 
practices to improve and sustain a healthy, productive environment. The plan focuses on the 
drainages within the inland rural and coastal recreation planning corridors in west Marin County. 
The Marin County Watershed Management Plan is intended to support the policies and pro-
grams developed during the updates of the Marin Countywide Plan and Local Coastal Program 
(the Local Coastal Program does not apply to the project). The plan contains ten objectives for 
watershed management. 

San Geronimo Valley Salmon Enhancement Plan (Prunuske Chatham, Inc. and Stillwater 
Sciences, 2010). The Salmon Enhancement Plan (SEP) presents science-based recommendations 
to improve and maintain habitat conditions that will support viable populations of salmon and 
steelhead trout in the San Geronimo Valley. The watershed recommendations address four pri-
mary focus areas, which are to:  

• Protect existing riparian habitat and restore it wherever possible;  

• Reestablish the structural complexity within the stream channel to support salmonids 
throughout the year;  

• Achieve and maintain water quality that supports salmonids throughout their life cycles; 
and  

• Achieve and maintain sufficient water quantity to successfully rear enough salmon and 
steelhead to sustain the San Geronimo runs.  

The SEP provides numerous recommendations for new development including the establishment 
of a buffer located 35 feet from the edge of the creek bed or active channel to protect water 
quality and support stormwater infiltration, preserve riparian vegetation, allow natural stream ad-
justments, and protect properties from erosion. The plan proposes that new development be fur-
ther restricted in this zone.  

DISCUSSION OF IMPACTS 

a. Would the project result in changes in absorption rates, drainage patterns, or the rate and 
amount of surface runoff?  

The project compared to Alternate Baseline conditions would result in greater site distur-
bance and has the potential to result in greater impact than would occur if compared to 
the Primary Baseline. This analysis examines Alternate Baseline conditions in order to assess 
the greatest potential for impact. Project grading would entail movement of 7,600 cubic 
yards of soil that would be cut and 7,566 cubic yards of soil that would be used as fill on site 
(essentially a cut and fill balance). Grading would only change grades slightly to provide 
positive drainage away from the buildings and would not substantially change the existing 
site drainage patterns. The total proposed building area is less than 0.5% of the project site 
area. Additional impervious surfaces would be constructed to provide vehicular and pede-
strian access and other site amenities.  
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Primary Baseline:  The project would increase the maximum permitted building area by 5,924 
square feet over previously approved but not yet built improvements (an increase of 8%).    

Alternate Baseline:  The project would increase the development area by 36,899 square feet 
more than presently exists on-site (an increase of 93%), and increase the Master Plan maxi-
mum permitted building area by 5,924 square feet (an increase of 8%).      

Under Primary and Alternate baseline conditions, the increase in building area and imper-
vious surfaces could change the rate and amount of surface runoff entering receiving wa-
ters, if not properly controlled. This impact is potentially significant. 

Various project design features address the potential for decreases in soil infiltration rates and 
increases in the rate and amount of surface runoff. The project entails moving existing struc-
tures and related improvements outside the Stream Conservation Areas (SCA), and no struc-
tures will be built within 26 feet of top-of-bank or within an identified riparian zone. Relocating 
development outside the SCA (relocation of the Meeting Hall, Administration Building, and 
Hermitage Commons) would allow more distance between the buildings and surrounding im-
pervious areas and receiving waters to reduce flow rates and allow for infiltration and biologi-
cal treatment of stormwater runoff before reaching receiving waters. As indicated in the 
Green Development Practices Assessment and Energy Study, the project would incorporate 
bioswales and “GrassPave” for roads and parking areas (including replacing portions of exist-
ing asphalt paved roads). Section 8 of Spirit Rock Master Plan Amendment Volume 1 indicates 
that retention areas would also be incorporated into the project. In addition, project plans 
shown on sheets 11, 13, 16, and 18 (reference #11) indicate that outfalls to receiving waters 
would be protected with riprap, which would reduce the velocity and energy of concen-
trated stormwater flows. The Environmental Impact Analysis also states that as the Master Plan 
is developed into a more detailed Precise Development Plan, the impact of the change in 
pervious surfaces on site hydrology would be evaluated (by comparison to project plan sheet 
7, existing hydrology for the 100-year storm). Implementation of mitigation measure MM 4.a.1 
establishes a performance standard for site hydrology for the 100-year storm. 

Additionally, in accordance with Attachment 4 of the Small MS4 Permit and the County’s Ur-
ban Runoff Pollution Prevention Ordinance, the project post-development peak stormwater 
runoff discharge rates shall not exceed the estimated pre-development rates. Mitigation 
measure MM 4.a.2 requires the project applicant to submit a Stormwater Control Plan (SCP) 
for the Precise Development Plans with the application for project approval, detailing the 
project design features that would be incorporated to match pre-development peak flow 
rates and to minimize increases in stormwater runoff volumes. 

Mitigation Measures 

MM 4.a.1 The applicant shall construct the project in a manner that prevents an in-
crease in pre-development peak stormwater runoff discharge rates, for the 
design storms regulated by the Small MS4 Permit, through “green” practices 
(e.g. bioswales and ”GrassPave” for roads and parking areas) and design. At 
the time a Development Plan application is submitted for review, the appli-
cant shall submit a site hydrologic analysis prepared by a civil engineer. The 
hydrologic analysis shall demonstrate that the Precise Development Plan shall 
not substantially change drainage patterns, or the rate or volume of surface 
runoff for the 10-year, 25-year, 50-year and 100-year storm events from site 
changes in impervious/pervious surfaces, and that the change in topography, 
drainage areas, and runoff volumes would not be substantial. The Precise De-
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velopment Plans shall not significantly affect site hydrology by substantially 
changing drainage patterns or the rate or volume of surface runoff. 

Timing/Implementation: Prior to Precise Development Plan approval 

Enforcement/Monitoring: Marin County CDA and DPW 

MM 4.a.2 The project applicant shall submit a Stormwater Control Plan (SCP) to the 
County for the Precise Development Plans, in accordance with guidance de-
veloped by MCSTOPPP. The SCP shall describe the site design, source control, 
and treatment control best management practices (BMPs) such as riparian 
buffer zones and designs for bioswales, that would be implemented at the site 
to minimize imperviousness, retain or detain stormwater, match pre-project 
peak flow rates, and reduce pollutants in runoff to the maximum extent prac-
ticable, for the design storms regulated by the Small MS4 Permit. The SCP shall 
include an Operation and Maintenance Plan that identifies the individuals re-
sponsible for maintenance of treatment control BMPs. 

Timing/Implementation: Prior to Precise Development Plan approval and 
during construction 

Enforcement/Monitoring: Marin County CDA and DPW 

The combination of the project design features already identified and implementation of the 
above mitigation measures will ensure that the project has a less than significant impact on 
drainage and runoff under both Primary and Alternate Baseline conditions.  

b. Would the project expose people or property to water related hazards, including, but not 
necessarily limited to: (1) flooding; (2) debris deposition; or (3) similar hazards? 

The project is not located within a Special Flood Hazard Area as designated by the FEMA or an 
otherwise mapped flood zone. The project is also not located within a dam failure inundation 
area. The project would entail construction of a new stormwater drainage system consisting of 
above-ground and below-ground conveyance, which would outfall into receiving waters. Un-
der either baseline or alternate baseline conditions, the new stormwater drainage system 
would be designed to convey 100-year flows in closed conduits and open channels in accor-
dance with Section 24.04.520 of the Marin County Municipal Code. Therefore, through com-
pliance with County design standards, the new stormwater drainage system would not cause 
flooding. Refer to the Geology section for a discussion of the project’s potential to expose 
people or property to mudflows. 

The Project Description identifies two components that could result in flooding — removal of 
a debris diversion berm and restoration of creek flow, and installation of three check dams 
within Spirit Rock Creek. In addition, removal of the debris diversion berm could result in de-
bris deposition, a potentially significant impact. Mitigation measure MM 4.b will reduce the 
potentially significant impact to a less than significant level.  

Mitigation Measures 

MM 4.b The applicant shall construct the project in a manner that avoids alteration to 
flow rates or changes in the direction of water movement, and that contri-
butes to the long-term health and natural functions of the watershed. To im-
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plement this mitigation, the applicant shall submit a Creek Restoration Plan as 
part of their Precise Development Plan that includes hydrologic analysis con-
firming that the debris diversion berm removal and the installation of three in-
creek check dams would not alter flow rates or water movement in a way that 
would undermine the bank stabilization efforts implemented to date by the 
RCD in Spirit Rock Creek in the areas where in-creek check dams are proposed. 

Timing/Implementation: Prior to Precise Development Plan approval 

Enforcement/Monitoring: Marin County CDA 

Compliance with the stormwater drainage system design standards in the Municipal Code 
and implementation of mitigation measure MM 4.b would reduce the potential flooding im-
pacts associated with the proposed project to a less than significant level.  

c. Would the project result in discharge of pollutants into surface or ground waters or other altera-
tion of surface or ground water quality (e.g. temperature, dissolved oxygen or turbidity)? 

Construction Phase 

As compared to both baseline Primary and Alternate Baseline conditions, the construction 
phase, grading and excavation, construction vehicle traffic, demolition of existing structures, 
dewatering, and the construction of buildings and roads could result in the discharge of se-
diment-laden runoff (and pollutants associated with sediment) and the accidental release 
of construction materials or products (such as concrete or fuels) into receiving waters. Con-
struction-related water quality impacts would be potentially significant. Per Section 24.04.625 
of the Marin County Municipal Code, if required by the County, the project shall: 

• Implement an Erosion and Sediment Control Plan as part of the project SWPPP, which 
addresses both construction and post-construction control measures. The specific 
control measures to be utilized shall be subject to the review and approval of the 
County and shall be in general accordance with the current Manual of Standards for 
Erosion and Sediment Control Measures published by the Association of Bay Area 
Governments; and 

• Implement the Erosion and Sediment Control Plan by October 15 or earlier if so re-
quired by County regulations.  

Implementation of mitigation measure MM 4.c.1, which requires preparation of a SWPPP per 
the requirements of the Construction General Permit addresses this potential impact. The 
SWPPP typically contains provisions for erosion and settlement control and materials and waste 
management such as silt fencing, creating a sediment pond for nuisance or stormwater runoff, 
covering of material stockpiles, and detailed instructions on the storage and maintenance of 
construction vehicles. Taken as a whole, compliance with the best management practices 
within a SWPPP, and the existing regulations and mitigation measure MM 4.c.1 would reduce 
potential construction phase water quality impacts to a less than significant level.  

The project is located within an SCA. Under Primary Baseline conditions, a portion of the exist-
ing development is being relocated farther away from the creeks, as described in Tables 1.1 
and 1.2.  
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Under Alternate Baseline conditions, the project proposes to remove two existing structures 
from the SCA, relocate two existing structures so that they are outside the SCA, and con-
struct three new buildings (two Residence Halls and a Dining Hall) within the SCA as de-
scribed in Table 1.3. 

Under both the Primary and Alternate Baseline conditions, the project would result in an in-
crease in the riparian development buffer, it would provide better opportunities to remove 
pollutants from, infiltrate, and reduce flow velocities of stormwater runoff from impervious 
areas that could enter receiving waters. Where the project proposes buildings within and 
outside the SCA, construction activities have the potential result in the discharge of sedi-
ment, construction materials or products into receiving waters, a potentially significant im-
pact. Implementation of mitigation measure MM 4.c.1 would reduce potential construction 
impacts to water quality to a less than significant level.  

Operational Phase 

As compared to both the Primary and Alternate Baseline conditions, the increase in imper-
vious area for operational phase of the project could generate pollutants (such as fuels, oil 
and grease, and sediment) from new roads (road to the Hermitage Commons), parking lots, 
residential areas, and dining areas, and impacts on surface water quality would be poten-
tially significant if untreated stormwater runoff from the developed areas was to discharge 
into area creeks. Project design features, as described in the Project Description and Green 
Development Practices, such as use of bioswales, green streets with flush curbs that direct 
runoff to a GrassPave shoulder, and gravel and GrassPave parking lots, will provide better 
opportunities to remove pollutants from, infiltrate, and reduce flow velocities of stormwater 
runoff from impervious areas that could enter receiving waters. Such features would improve 
water quality compared to the existing condition because under the current conditions the 
project site includes sources of pollutants that are entrained in runoff and untreated prior to 
discharge to the creek.  

The project must include BMPs such as low impact development site design that meet the 
performance design standards in Attachment 4 of the Small MS4 Permit, the corresponding 
County Requirements for an SCP, and the County Urban Runoff Pollution Prevention Ordin-
ance. As described in mitigation measure MM 4.a.2, the SCP must detail the site design, 
source control, and treatment control best management practices (BMPs) that would be 
implemented at the site to minimize imperviousness, retain or detain stormwater, match pre-
project peak flow rates, and reduce pollutants in runoff to the maximum extent practicable. 
The SCP must also indicate which parties are responsible for operation and maintenance of 
treatment control BMPs.  

Therefore, the combination of the project design features and mitigation measure MM 4.a.2 
would reduce the impacts to water quality resulting from project operational phase activities 
related to stormwater runoff to a less than significant level.  

On-Site Sewage Disposal 

Under both Baseline and Alternate Baseline conditions, the project proposes installation of 
new on-site wastewater treatment and greywater systems with expanded leachfield areas 
that could have a potentially significant impact on groundwater quality. Septic systems are a 
source of nitrogen, bacteria and viruses, dissolved organic compounds (such as pesticides, 
pharmaceuticals, solvents), and other dissolved inorganic compounds (such as chlorides) 
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(SWRCB, 2010). In addition, the long-term effects of land application of greywater on 
groundwater quality are not well understood (Roesner, et al., 2006).  

According to the Onsite Wastewater Facilities Report for the project, sewage flows from the 
new wastewater treatment system would discharge to an AdvanTex textile filter prior to dis-
charge to the leachfields (Questa Engineering Corporation, 2008). The AdvanTex filter would 
remove additional biodegradable organics, suspended solids, and nitrogen. A submerged 
gravel constructed wetland would be used to treat the greywater (via subsurface flow) prior 
to discharge to a dispersal field. The analysis in the Onsite Wastewater Facilities Report 
projects that nitrate concentrations in groundwater from the existing and proposed new sep-
tic and greywater systems would be below the 10 mg/L total nitrogen maximum contami-
nant level; therefore nitrate discharging from the on-site wastewater treatment systems 
would not adversely impair groundwater quality. 

In addition, installation of the new greywater and septic systems would require an update of 
the existing Spirit Rock Meditation Center Waste Discharge Requirements (Order No. R2-2008-
0073). Issuance of Waste Discharge Requirements (WDRs) is the primary mechanism used by 
the RWQCB to mitigate water quality impacts from on-site wastewater treatment systems. The 
existing WDRs prohibit the discharge from degrading the quality of groundwater used for do-
mestic purposes or for irrigation. The project would comply with the new WDRs, which based 
on the existing WDRs would include the following requirements to protect water quality: 

a. Discharge requirements for average daily flow and peak flows; 

b. Development and implementation of an Operation and Maintenance Program (with 
submittal to the RWQCB); 

c. Implementation of a self-monitoring program that includes monitoring of the effluent 
quality from various system components and from groundwater monitoring wells;  

d. A prohibition on discharging from the leachfields via surface flow; and  

e. Non-compliance reporting requirements. 

The proposed wastewater system has been designed to accommodate a projected daily 
attendance of 791 people. The system is not adequately sized to accommodate flows from 
proposed large-scale special events (up to 1,600 persons) (NorthStar Engineering, 2010), and 
operation of the wastewater system during such events would violate the discharge re-
quirements in the WDRs. The project sponsor proposes to implement a Resource Protection 
Plan (RPP) to ensure safe and healthy operations of the wastewater system. Any activity that 
generates demand that exceeds the treatment capacity of the system would result in in-
adequate treatment of wastewater pollutants and would result in potentially significant im-
pacts to groundwater quality. As discussed in greater detail in Section 12 (Utilities and Service 
Systems), sewage disposal capacity is a constraint to the proposed use and activity at the 
project site, and the project has the potential to result in potentially significant impacts 
should activities exceed capacity and result in failure of the septic system. Mitigation meas-
ure MM 12.d.1 requires the project sponsor to develop a Waste Water Management Program 
(WWMP) as part of the Resource Protection Plan for the project site, and to submit the RPP 
for approval as part of the next Precise Development Plan application. The WWMP will estab-
lish operational controls to ensure that activity at the site will not generate demand for se-
wage disposal in excess of the capacity (e.g., populations in excess of 791 people) by: 
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a. Recycling greywater, actively managing restroom use, and implementing water con-
servation practices; 

b. Monitoring the wastewater system to ensure compliance with performance objec-
tives; 

c. Implementing contingency plans to prevent peak flows in excess of system capacity; 

d. Using temporary facilities (e.g., temporary bathrooms and hand-washing facilities, 
temporary storage, pumping and removal of wastewater for treatment at a munici-
pal facility) for special events;  

e. Enforcement provisions that include immediate cessation of activities and use, partial 
or total evacuation of the property, remediation measures, and financial penalties 
for any violation of the WDRs; and 

f. Documenting compliance with the 11,400 gallon per day limits on the septic system. 

Compliance with the revised WDRs issued by the RWQCB and implementation of mitigation 
measure MM 12.d.1, which requires wastewater management during special events, would 
reduce groundwater quality impacts associated with operation of the on-site wastewater 
treatment system to a less than significant level.  

Mitigation Measures 

MM 4.c.1  The project sponsor shall construct the project in a manner that avoids erosion 
and the discharge of sediment and/or pollutants into seasonal drainages lo-
cated at the project site through implementation of a SWPPP. Prior to construc-
tion at the project site, consistent with the requirements of the Construction 
General Permit, and the County in its implementation of the Small MS4 Permit, 
the project sponsor shall prepare a SWPPP designed to reduce potential im-
pacts to surface water quality through the project construction period and shall 
demonstrate that construction activity will be undertaken in a manner that uses 
effective best management practices (BMPs) to reduce or eliminate sediment 
and other pollutants in stormwater and non-stormwater discharges. The SWPPP 
shall be prepared by a qualified SWPPP developer. The SWPPP shall include, as 
applicable, all BMPs required in Construction General Permit Attachment D for 
Risk Level 2 dischargers or Construction General Permit Attachment E for Risk 
Level 3 dischargers (as appropriate based on final determination of the 
project’s risk level status). The SWPPP shall include a construction site monitoring 
program that includes requirements for dry weather visual observations of pollu-
tants at all discharge locations, and as appropriate (depending on the risk lev-
el), sampling of the site effluent or receiving waters (receiving water monitoring 
is only required for some Risk Level 3 dischargers). The project sponsor shall also 
prepare a Rain Event Action Plan as part of the SWPPP. BMP implementation 
shall be consistent with the BMP requirements in the California Stormwater Qual-
ity Association Stormwater Best Management Handbook-Construction (2003). 
Following are the types of BMPs that shall be implemented for the project, sub-
ject to review and approval by the County and the San Francisco Bay Regional 
Water Quality Control Board (RWQCB). 
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Scheduling 

• To reduce the potential for erosion and sediment discharge, schedule activities to minim-
ize ground disturbance during the rainy season. (Per Marin County Municipal Code Sec-
tion 24.04.625, grading operations shall not be conducted during the rainy season (Oc-
tober 15 through April 15) without prior approval from the County.) 

• Sequence construction activities to minimize the amount of time that soils remain dis-
turbed. 

• Stabilize all disturbed soils as soon as possible following the completion of ground disturb-
ing work. 

• Install erosion and sediment control BMPs prior to the start of any ground-disturbing activi-
ties. 

Erosion and Sedimentation 

• Preserve existing vegetation in areas where no construction activity is planned or where 
construction activity will occur at a later date. 

• Stabilize and revegetate disturbed areas as soon as possible after construction with 
planting, seeding, and/or mulch (e.g., straw or hay, erosion control blankets, hydro-
mulch, or other similar material) except in actively cultivated areas. 

• Install silt fences, coir rolls, and other suitable measures around the perimeter of the areas 
affected by construction and staging areas and around riparian buffers, storm drains, 
temporary stockpiles, spoil areas, stream channels, swales, down-slope of all exposed soil 
areas, and in other locations determined necessary to prevent off-site sedimentation. 

• Install temporary slope breakers during the rainy season on slopes greater than 5% where 
the base of the slope is less than 50 feet from a water body, wetland, or road crossing at 
spacing intervals required by the RWQCB. 

• Use filter fabric or other appropriate measures to prevent sediment from entering receiv-
ing waters. 

• Detain and treat stormwater using sedimentation basins, sediment traps, baker tanks, or 
other measures to ensure that discharges to receiving waters meet applicable water 
quality objectives. 

• Install check dams in channels and drainage ditches to reduce flow velocities and ero-
sion, and to allow sediment to settle out of runoff. 

• Install outlet protection/energy dissipation, where applicable, to prevent scour of the soil 
caused by concentrated high velocity flows. 

• Implement control measures such as spraying water or other dust palliatives to alleviate 
nuisance caused by dust. 
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Groundwater/Dewatering 

• Prepare a dewatering plan prior to excavation specifying methods of water collection, 
transport, treatment, and discharge of water generated by construction site dewatering. 

• Impound water generated by dewatering in sediment retention basins or other holding 
facilities to settle the solids and provide other treatment as necessary prior to discharge 
to receiving waters. Locate sedimentation basins and other retention and treatment fa-
cilities away from waterways to prevent sediment-laden water from reaching creeks. 

• Control discharges of water produced by dewatering to prevent erosion. 

Tracking Controls 

• Grade and stabilize construction site entrances and exits to prevent runoff from the site 
and to prevent erosion. 

• Install a tire washing facility at the site access to allow for tire washing when vehicles exit 
the site to prevent offsite tracking of sediment. 

• Remove any soil or sediment tracked onto paved roads during construction by street 
sweeping. 

Non-stormwater Controls 

• Place drip pans under construction vehicles and all parked equipment. 

• Check construction equipment regularly for leaks.  

• Wash construction equipment regularly in a designated enclosed area. 

• Contain vehicle and equipment wash water for percolation or evaporative drying away 
from the stormwater drainage system and creeks. 

• Refuel vehicles and equipment away from the stormwater drainage system and creeks, 
contain the area to prevent run-on and run-off, and promptly clean up spills. 

• Cover all storm drain inlets when paving or applying seals or similar materials to prevent 
the discharge of these materials. 

Waste Management and Hazardous Materials Pollution Control 

• Remove trash and construction debris from the project area daily. 

• Locate sanitary facilities a minimum of 300 feet from creeks. Maintain sanitary facilities 
regularly. 

• Store all hazardous materials in an area protected from rainfall and stormwater run-on 
and prevent the off-site discharge of hazardous materials. 
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• Minimize the potential for contamination of receiving waters by maintaining spill con-
tainment and cleanup equipment on site, and by properly labeling and disposing of ha-
zardous wastes. 

• Locate waste collection areas close to construction entrances and away from road-
ways, the stormwater drainage system, and creeks. 

• Inspect dumpsters and other waste and debris containers regularly for leaks and remove 
and properly dispose of any hazardous materials and liquid wastes placed in these con-
tainers. 

• Train construction personnel in proper material delivery, handling, storage, cleanup, and 
disposal procedures. 

• Implement construction materials management BMPs for: 

− Road paving, surfacing and asphalt removal activities. 

− Handling and disposal of concrete and cement. 

BMP Inspection, Maintenance, and Repair 

• Inspect all BMPs on a regular basis to confirm proper installation and function. Inspect 
BMPs daily during storms. 

• Immediately repair or replace BMPs that have failed. Provide sufficient devices and ma-
terials (e.g., silt fence, coir rolls, erosion blankets, etc.) throughout project construction to 
enable immediate corrective action for compromised BMPs. 

Monitoring and Reporting 

• Provide the required documentation for SWPPP inspections, maintenance, and repair re-
quirements. Personnel that will perform monitoring and inspection activities shall be iden-
tified in the SWPPP. 

• Maintain written records of inspections, spills, BMP-related maintenance activities, correc-
tive actions, and visual observations of off-site discharges of sediment or other pollutants, 
as required by the RWQCB. 

• Monitor the water quality of discharges from the site to assess the effectiveness of BMPs. 

Post-construction BMPs 

• Revegetate all temporarily disturbed areas as required after construction activities are 
completed. 

• Remove any remaining construction debris and trash from the site upon project completion. 

• Phase the removal of temporary BMPs as necessary to ensure stabilization of the site. 

• Maintain post-construction site conditions to avoid formation of unintended drainage 
channels, erosion, or areas of sedimentation. 
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Training 

• Train construction site personnel on components of the SWPPP and BMP implementation. 
Train all personnel that will perform inspection and monitoring activities. 

Timing/Implementation: Prior to and during construction 

Enforcement/Monitoring: Marin County DPW 

d) Would the project substantially change the amount of surface water in any water body or 
ground water either through direct additions or withdrawals, or through intersection of an 
aquifer by cuts or excavations? 

Under both the Baseline and Alternate Baseline conditions, during the construction phase, excava-
tions may require groundwater dewatering, but the dewatering would be short term and would 
only have a minor, temporary effect on the groundwater aquifer. Groundwater would not be used 
for any construction activities such as dust control or irrigation. Water for dust control and irrigation 
will come from hydrants and used on the site. Construction activities would also not change the 
amount of surface water in receiving waters. Therefore the impacts from construction activities 
would be less than significant. 

The operational phase of the project would not involve withdrawals from surface water or 
groundwater. However, the project, at build out, could increase the volume of stormwater ru-
noff entering receiving waters due to increased impervious surfaces associated with an ex-
panded development area of 5,924 square feet. Under Primary Baseline conditions, the 
project would result in a 5,924 square foot increase in allowable building area. Under the Al-
ternate Baseline conditions, the project would result in a 34,950 square foot increase in exist-
ing building area. Because Alternate Baseline conditions represent the greatest potential for 
change, this analysis evaluates Alternate Baseline conditions as the “worst case” scenario for 
the purpose of assessing potential impact. This impact is potentially significant. As discussed 
above, relocating development farther away from receiving waters would increase the op-
portunity for stormwater runoff to infiltrate before it discharges to receiving waters. In addi-
tion, project features such as bioswales, grass paving, and retention areas would reduce 
stormwater runoff volumes through infiltration. Finally, mitigation measure MM 4.a.2 requires 
preparation of a SCP during the Precise Development Plan phase that details the project 
design features that would reduce stormwater runoff volumes.  

Therefore, the combination of project design features and mitigation measure MM 4.a.2 
would reduce impacts associated with changes in the amount of water in receiving waters 
to a less than significant level. 

e. Create changes in the flow of surface or ground waters, including, but not necessarily limited 
to: (1) currents; (2) rate of flow; or (3) the course or direction of water movements?  

As discussed above, project grading is not major and would not substantially alter the course 
or direction of surface runoff at the site. Under Primary Baseline conditions, the project would 
result in a 5,924 square foot increase in allowable building area. Under the Alternate Baseline 
conditions, the project would result in a 34,950 square foot increase in existing building area   
Because Alternate Baseline conditions represent the greatest potential for disruption to sur-
face or ground water this analysis evaluates Alternate Baseline conditions as the “worst 
case” scenario for the purpose of assessing potential impacts.  
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In combination with additional impervious surfaces, the construction of an additional 34,950 
square feet of building area could result in the discharge of stormwater to receiving waters in 
a manner that could increase the rate of flow of the creek, if the runoff is not properly con-
trolled. This impact is potentially significant. Project plans shown on sheets 11, 13, 16, and 18 
demonstrate that creek outfalls would be protected with riprap, which would prevent the 
discharge of concentrated stormwater flows from increasing flow rates in the creek. In addi-
tion, mitigation measure MM 4.a.2 described above requires the project sponsor to submit a 
SCP for the Precise Development Plans, detailing the project design features that would be 
incorporated to match pre-development peak flow rates.  

The project would construct a berm and implement drainage improvements between the 
road and the creek. The berm and drainage improvements would be designed to route runoff 
to a stormwater bio-treatment area such that sheetflow from the road does not directly enter 
the creek. The impacts associated with the berm and drainage improvements would be bene-
ficial because they would eliminate direct runoff from the road into the creek. 

The Onsite Wastewater Facilities Report includes an analysis of groundwater mounding20 be-
neath the subsurface drip disposal systems, and indicates that excessive groundwater 
mounding would not occur in the proposed areas such that mounding would interfere with 
the normal drainage of water away from the dispersal field or the treatment effectiveness of 
soil beneath the drip dispersal lines. Groundwater intercept drains are proposed to divert the 
perched water and provide the required vertical separation between the wastewater sys-
tem and the groundwater table. Groundwater from the intercept drains could potentially be 
discharged as surface runoff (such as in Dispersal Area A on project plan sheet 19); therefore 
the conveyance of this potential surface runoff would need to be addressed. Implementa-
tion of mitigation measure MM 4.e.1 would require that surface runoff from the groundwater 
intercept drains does not cause localized flooding. Implementation of mitigation measure 
MM 4.a.2, which requires incorporation of BMPs such as designs for low impact development 
features into the stormwater drainage plan, would require that surface runoff from the 
groundwater intercept drains would not cause erosion or other water quality impacts.  

The Project Description identifies two components, removal of a debris diversion berm and 
restoration of creek flow, and installation of three check dams in Spirit Rock Creek, which 
could alter flow rates within the creek and change the course or direction of water move-
ment. The removal of the debris diversion berm and installation of check dams have the po-
tential to alter surface water flows in a way that could destabilize the creek channel and in-
terfere with the efficacy of previously installed restoration improvements, a potentially 
significant impact. Mitigation measure MM 4.e.2 requires that these actions be implemented 
in a manner that contributes to the long-term health and natural functions of the watershed.  

Mitigation Measures 

MM 4.e.1  The applicant shall design the interceptor drains associated with the waste-
water treatment system to avoid discharge as surface water runoff that could 
result in localized flooding and erosion. This mitigation measure shall be im-
plemented by preparation of detailed system design plans which shall be 
submitted with the Precise Development Plan application that demonstrates 
that groundwater from the interceptor drains will not discharge as surface ru-

                                                      

20 Groundwater mounding refers to a mound of water in the ground formed by either a perched water table on a low hydraulic conduc-
tivity layer below localized infiltration, or a rise of the water table cause by localized infiltration. 
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noff. To the extent that the project design includes surface runoff, conveyance 
of the runoff shall be incorporated into the SCP to ensure that the surface runoff 
does not cause localized flooding or erosion. 

Timing/Implementation: Prior to Precise Development Plan approval 

Enforcement/Monitoring: Marin County CDA, DPW and RWQCB 

MM 4.e.2  The applicant shall construct the project in a manner that contributes to the 
long-term health and natural functions of the watershed. To implement this 
mitigation, the applicant shall submit a Creek Restoration Plan as part of their 
Precise Development Plan that includes hydrologic analysis confirming that 
the debris diversion berm removal and the installation of three in-creek check 
dams would not alter flow rates or water movement in a way that would un-
dermine the bank stabilization efforts implemented to date by the RCD in Spirit 
Rock Creek in the areas where in-creek check dams are proposed.  

Timing/Implementation: Prior to Precise Development Plan approval 

Enforcement/Monitoring: Marin County CDA 

Implementation of project design features and mitigation measures MM 4.e.1, MM 4.e.2, and 
MM 4.a.2 would reduce the potential for the project to change flow rates or the course or di-
rection of water movements is a less than significant impact. 

f. Would the project substantially reduce the amount of water otherwise available for public 
water supplies? 

Under both Baseline and Alternate Baseline conditions, the water supply for the project 
would be provided by the Marin Municipal Water District (MMWD). There are no groundwa-
ter wells on site that would be used for water supply. A maximum of 791 persons on a daily 
basis and 1,600 persons for peak special events for the project would not substantially re-
duce the amount of water available within the MMWD service area. As discussed in greater 
detail in Section 12 (Utilities and Service Systems), the project site currently has an entitlement 
of 7.49 acre-feet of water per year and consumes, on average, approximately 7 acre-feet 
per year. According to MMWD, the district has adequate capacity to accommodate the 
additional demand that would be generated by the proposed project. At this time, the dis-
trict would not require additional staff, equipment, or the installation or construction of addi-
tional infrastructure to accommodate the proposed project. The impacts to the public water 
supply would be less than significant.  

CONCLUSIONS REGARDING HYDROLOGY AND WATER QUALITY 

Implementation of the proposed project, as mitigated, would result in less than significant im-
pacts to hydrology and water quality when analyzed under both the Primary and Alternate 
Baseline conditions.  
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For Primary and Alternate Baseline Conditions 
Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact 
No Impact 

5. Air Quality. Would the project result in: 

a) Cause or contribute substantially to existing or pro-
jected air quality violations? (source #(s): 1, 16)     

b) Result in exposure of sensitive receptors (i.e. indi-
viduals with respiratory diseases, the young, the el-
derly) to substantial pollutant concentrations? 
(source #(s): 1, 16) 

    

c)  Result in a cumulatively considerable net increase 
of any criteria pollutant for which the project is non-
attainment under an applicable Federal or state am-
bient air quality standard (including releasing emis-
sions which exceed quantitative thresholds for 
ozone precursors). (source #(s): 1, 16) 

    

d) Result in toxic air contaminants that would cause 
a significant health risk above the Air Pollution 
Control District’s level of significance, if any (e.g. 
cancer risk of more than one in a million)? 
(source #(s): 1, 16) 

    

e) Create Objectionable odors? (source #(s): 1, 16)     

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Airshed Factors (Section D) and found that the proposed 
project would have no impact on the environment as it related to:  

1) Generating pollutants (hydrocarbon, thermal, odor, dust, smoke, radiation, etc.) which 
would deteriorate ambient air quality;  

2) Alteration of air movement, moisture, or temperature, or any change in climate locally or 
regionally; or  

3) Exposure of people or property to wind hazards.  

Because no potentially significant impacts were identified, the 1988 CEQA Document does not 
contain mitigation measures related to air quality.      

ENVIRONMENTAL SETTING 

The project site is located along Sir Francis Drake Boulevard within the San Geronimo Valley in 
western Marin County. The nearest residential land uses are located approximately 0.25 miles to 
the south in the community of Woodacre. Marin County is part of the nine county San Francisco 
Bay Air Basin. The Federal Clean Air Act governs air quality in the United States. In addition to being 
subject to federal requirements, air quality in California is also governed by more stringent regula-
tions under the California Clean Air Act. At the federal level, the United States Environmental Pro-
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tection Agency (EPA) administers the Clean Air Act. The California Clean Air Act is administered by 
the California Air Resources Board (CARB) at the State level and by the Air Quality Management 
Districts at the regional and local levels. The Bay Area Air Quality Management District (BAAQMD) 
regulates air quality at the regional level, which includes the nine-county Bay Area. 

The Bay Area is considered a non-attainment area for ground-level ozone under both the feder-
al Clean Air Act and the California Clean Air Act. The area is also considered non-attainment for 
respirable particulates or particulate matter with a diameter of less than ten micrometers (PM10), 
and fine particulate matter that has a diameter of less than 2.5 micrometers (PM2.5) under the 
California Clean Air Act, but not the federal act. The area has attained both state and federal 
ambient air quality standards for carbon monoxide and other air pollutants regulated under the 
National Ambient Air Quality Standards or California Ambient Air Quality Standards.  

The BAAQMD along with the Association of Bay Area Governments and Metropolitan Transpor-
tation Commission have developed the Bay Area 2005 Ozone Attainment Strategy,   which is the 
region’s most recent clean air plan21. As part of an effort to attain and maintain ambient air 
quality standards for ozone and PM10, BAAQMD has established thresholds of significance for air 
pollutants. These thresholds are for ozone precursor pollutants (reactive organic gases and nitro-
gen oxides), PM10 and PM2.5. The BAAQMD recently adopted new CEQA Air Quality thresholds of 
significance that are used by lead agencies to judge the air quality impacts of projects and 
plans22. These include the first emissions based thresholds for judging the cumulative impacts of 
land use projects on global climate change. 

GREENHOUSE GAS EMISSIONS 

Global temperatures are affected by naturally occurring and anthropogenic-generated (gen-
erated by humankind) atmospheric gases, such as water vapor, carbon dioxide, methane, and 
nitrous oxide. Gases that trap heat in the atmosphere are called greenhouse gases (GHG). 
Scientists have found that human caused emissions of greenhouse gases (GHG) contribute to 
global warming. The State of California is addressing this issue through legislation, policy guid-
ance, and outreach programs.  

Global climate change resulting from GHG emissions is an emerging environmental concern be-
ing raised and discussed at the international, national, state, and local level. At each level, 
agencies are considering strategies to reduce emissions of gases that contribute to global 
warming. The State of California has adopted new plans and regulations to limit and reduce 
GHG emissions. The current goal is to reduce future emissions to 1990 levels through reductions 
from all sources or sectors, including automobile and land use-related emissions. 

Marin County has adopted a Greenhouse Gas Reduction Plan that establishes a target of re-
ducing emissions from 1990 levels by 15-20% by the year 2020. The Greenhouse Gas Reduction 
Plan identifies a policies and programs that can be implemented to accomplish the stated ob-
jective. Marin County has adopted plans and ordinances to reduce future GHG emissions from 
new land uses. For construction, Ordinance 3389 Section 19.07.010 states that a minimum of 50 
percent of construction and demolition material from projects be reused or recycled. This ordin-
ance applies to all building and demolition permits. Green building standards for commercial 

                                                      

21 Bay Area Air Quality Management District. 2006. Bay Area 2005 Ozone Attainment Strategy. Adopted in January.  
22 Bay Area Air Quality Management District. 2010. BAAQMD CEQA Air Quality Guidelines. May (Significance thresholds adopted 
June 2, 2010) 
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construction and remodels are provided in County ordinance 3533. Carbon dioxide (CO2) is the 
primary GHG emitted from land use and industrial projects. 

AIR POLLUTANTS 

State and national ambient air quality standards cover a wide variety of pollutants, however, 
only a few of these pollutants are problems in the Bay Area either due to the strength of the 
emission or the climate of the region. The BAAQMD has for many years operated a multi-
pollutant monitoring site in San Rafael, allowing analysis of trends in air quality. Problem air pollu-
tants in the Bay Area include ozone, and particulate matter (PM2.5 and PM10), and toxic air con-
taminants (TACs). Air quality at the project site is very good due to the rural nature of the project 
site and lack of upwind air pollution sources. 

OZONE 

Ground level ozone, often referred to as smog, is not emitted directly, but is formed in the at-
mosphere through complex chemical reactions. Ozone is not a pollutant that adversely effects 
Marin County, but emissions from motor vehicle use in the county may contribute to high ozone 
levels in other parts of the Bay Area. Motor vehicles are the largest source of ozone precursors 
emissions (i.e., nitrogen oxides and reactive organic gases) in the Bay Area. The Bay Area is cur-
rently classified as a federal and State nonattainment area for ozone.  

Exposure to levels of ozone above current ambient air quality standards can lead to human 
health effects, such as lung inflammation and tissue damage and impaired lung functioning. 
Ozone exposure is also associated with symptoms such as coughing, chest tightness, shortness of 
breath, and the worsening of asthma symptoms. The greatest risk for harmful health effects be-
longs to outdoor workers, athletes, children and others who spend greater amounts of time out-
doors during periods where ozone levels exceed air quality standards. Elevated ozone levels can 
reduce crop and timber yields, as well as damage native plants.   

PARTICULATE MATTER 

Particulate matter is a complex mixture of tiny particles that consists of dry solid fragments, solid 
cores with liquid coatings, and small droplets of liquid. These particles vary greatly in shape, size, 
and chemical composition, and can be made up of many different materials such as metals, 
soot, soil, and dust. Particles ten microns or less in diameter are defined as "respirable particulate 
matter" or "PM10."  Fine particles are 2.5 microns or less in diameter (PM2.5). These particulates can 
contribute significantly to regional haze and reduction of visibility. Inhalable particulates come 
from smoke, dust, aerosols, and metallic oxides. Although particulates are found naturally in the 
air, most particulate matter found in the area is emitted either directly or indirectly by motor ve-
hicles, industry, construction, agricultural activities, and wind erosion of disturbed areas. Most 
PM2.5 is comprised of combustion products such as smoke or formed in the atmosphere from re-
gional emissions of nitrogen oxides. There are many sources of PM10 emissions, including combus-
tion, industrial processes, grading and construction, and motor vehicles. The greatest quantity of 
PM10 emissions associated with motor vehicle uses is generated by re-suspended road dust. Re-
ductions in motor vehicle miles traveled are necessary to reduce PM10 emissions, rather than 
changes to motor vehicle technology. Wood burning in fireplaces and stoves is another signifi-
cant source of particulate matter, primarily PM2.5.  

Exposure to outdoor PM10 and PM2.5 levels exceeding current ambient air quality standards is as-
sociated with increased risk of hospitalization for lung and heart-related respiratory illness, includ-
ing emergency room visits for asthma. Exposure to particulate matter is also associated with in-
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creased risk of premature deaths, especially in the elderly and people with pre-existing cardi-
opulmonary disease. In children, studies have shown associations between PM exposure and re-
duced lung function and increased respiratory symptoms and illnesses. Besides reducing visibility, 
the acidic portion of PM (e.g., nitrates and sulfates) can harm crops, forests, aquatic and other 
ecosystems. In 2002, CARB adopted new ambient air quality standards for PM10 and PM2.5, result-
ing from an extensive review of the health-based scientific literature. EPA adopted stricter stan-
dards for PM2.5 in September 2006. 

TOXIC AIR CONTAMINANTS (TACS) 

TACs are another group of pollutants of concern in the Bay Area. Common sources of TACs in-
clude industrial processes, commercial operations such as gasoline stations and dry cleaners, 
and motor vehicle exhaust. Diesel particulate matter from exhaust has been identified as a TAC. 
Mobile sources, such as trucks, buses, and construction equipment are by far the largest source 
of diesel emissions. Diesel particulate matter is the most prevalent TAC in the State, due to the 
toxicity of diesel particulate matter and the common sources that include trucks and construc-
tion equipment. However, there are very few sources of TAC emission in western Marin County to 
the rural nature of the area.  

Sensitive Receptors 

Some groups of people are more affected by air pollution. The State has identified the following 
people who are most likely to be affected by air pollution: children under 14, the elderly over 65, 
athletes, and people with cardiovascular and chronic respiratory diseases. These groups are 
classified as sensitive receptors. Locations that may contain a high concentration of these sensi-
tive population groups include residential areas, hospitals, daycare facilities, elder care facilities, 
elementary schools, and parks. There are scattered rural residences in the project area, but the 
closest non-project residences are about 0.25 mile from the project. 

DISCUSSION OF IMPACTS – A, B, C, AND D 

Under both Primary and Alternate Baseline conditions, potential impacts to air quality would re-
sult from construction activities, project operations, and increased traffic from changes in the 
daily and special events populations at the site. The analysis considers operating conditions at 
build out. The build out operations and populations are the same for both the Primary and Alter-
nate Baseline conditions and the analysis of operating impacts is the same for each Condition.  

Construction related air quality impacts will be a function of the scope and type of construction 
activity and the length and duration of construction which differ for Primary and Alternate Baseline 
Conditions. Though the Alternate Baseline conditions would result in greater construction activity 
than what would occur for the Primary Baseline, as discussed below, the screening criteria for eva-
luating construction impacts is the same for both Primary and Alternate Baselines conditions. 

GREENHOUSE GAS EMISSIONS 

BAAQMD recently adopted quantified GHG emission based thresholds for projects in a commu-
nity that does not have an adopted qualifying Climate Action Plan. Marin County has not 
adopted a qualifying Climate Action Plan. BAAQMD thresholds consider a project to contribute 
substantially to a cumulative impact and would consider the project significant if it would either: 

• Emit more than 1,100 metric tons of equivalent CO2 (or CO2e) per year, and  
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• Emit an equivalent of 4.6 metric tons of CO2e per year per capita. 

The per capita threshold applies to projects with emissions greater than 1,100 metric tons per year. 

Annual emissions of GHGs were computed using the URBEMIS2007 model along with BAAQMD’s 
Greenhouse Gas Model (BGM). Inputs to the model were the same as those used for the air 
quality modeling. Emissions were modeled for existing and project uses built out to 2020. The dif-
ferences in emissions between the two scenarios were considered the project impact. Annual 
emissions of equivalent carbon dioxide (CO2e) resulting from the project would be  109 metric 
tons per year, which is below the BAAQMD threshold of 1,100 metric tons per year. As a result, 
the project would have a less than significant contribution to GHG emissions that could lead to 
global warming. 

Air pollutant emissions from the project would occur during construction and operation. Tempo-
rary emissions from construction would occur periodically throughout the construction period 
that would last many years. On average, these emissions would be quite low. The new BAAQMD 
CEQA Guidelines include emission based significance thresholds for construction period emis-
sions and recommend construction period “Best Management Practices” to prevent significant 
emissions of fugitive dust. Fugitive dust contains PM10 and PM2.5.   

CONSTRUCTION PERIOD IMPACTS 

Construction period emissions would be well below the BAAQMD significance thresholds for both 
the Primary and Alternate Baseline Conditions. The new BAAQMD CEQA Air Quality Guidelines 
include sizes of projects that can be screened out of detailed modeling analysis of construction 
impacts. These tables assume that projects would be constructed in full during one construction 
phase. The screening size for this type of project is 277,000 square feet, which this project is well 
below. Therefore, construction emissions would be less than significant since they would be well 
below the BAAQMD significance thresholds.   

Grading and ground disturbances would be relatively small and generally confined to areas 
smaller than 4 acres. The closest residences are about 0.25 miles or further away and would not 
be affected by this activity. However, users of the project could be locally affected. These po-
tentially significant impacts would be minimized by the standard fugitive dust control measures 
that are required for grading and construction activities as regulated by the Department of Pub-
lic Works through Grading Permits and Building Permits. Without appropriate dust management 
controls, sensitive receptors could be exposed to PM10 from fugitive dust. 

The only emissions of toxic air contaminants (TACs) from the project would occur during project 
construction. Temporary use of diesel-powered construction equipment and diesel truck trips 
would result in TAC emissions. The pollutant from this equipment that poses the most concern is 
particulate matter, PM2.5, which is essentially diesel particulate matter or DPM. As previously indi-
cated, DPM has been identified as a TAC by the State. Improved diesel engines technologies 
that are mandated by the State along with reformulated diesel fuel are expected to substantial-
ly lower the risk from diesel exhaust. The increased health risk from these types of emissions (i.e., 
increased cancer risk) is calculated over a 70-year continuous exposure period at locations of 
sensitive receptors or residences. Truck travel and construction equipment exhaust may result in 
elevated levels of DPM for short time periods. However, these activities would occur for a rela-
tively short period that the increased cancer risk would be so small that it would for all intents 
and purposes be immeasurable at any one particular residence. Given that residences are not 
located in close proximity to construction areas and the period of construction would be rela-
tively short, the impact would be less than significant. 
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PROJECT OPERATION 

The project would add new traffic trips that would lead to increased emissions of air pollutants. Emis-
sions of air pollutants associated with the project were predicted using the URBEMIS2007 model rec-
ommended for use by the BAAQMD. The proposed project size for existing and project conditions 
along with traffic projections were input to the model. Since traffic conditions vary by day, the day 
with the highest traffic generation (i.e., Monday) was used to provide a credible worst-case analysis. 
The model provides both daily and annual emissions of air pollutants. Daily air pollutant emissions as-
sociated with the project were compared to the most recent BAAQMD significance thresholds.  
Project emissions would be below the significance thresholds adopted by BAAQMD for judging the 
significance of project air pollutant emissions. As a result, the project would not be expected to sub-
stantially cause or contribute to existing or projected air quality violations on a regional basis.  

Open house or special events would result in higher traffic levels. These conditions currently oc-
cur under existing conditions and would continue to occur in the future. Traffic projections show 
no change between daily traffic generation for these conditions under the proposed project, so 
changes to daily emissions would be similar. 

Scenario 

Modeled Daily Emissions in Pounds Per Day in lbs/day (tons/year) 

Reactive Or-
ganic Gases 

(ROG) 

Nitrogen 
Oxides 
(NOx) 

Respirable 
Particulates 

(PM10 ) 

Fine particu-
late matter 

(PM2.5) 

Carbon Dioxide 
Equivalent 

Existing 2 2 5 1 (1,038) 

Project 3 3 6 1 (929) 

Net Increase - lbs/day (tons 
per year) 1 1 1 <1 (109) 

BAAQMD Thresholds 54 54 82 54 (1,100) 

Localized contributions to air pollutant levels for land use type projects are typically addressed 
by modeling roadside carbon monoxide concentrations from traffic affected by the project. The 
proposed project would generate relatively low volumes of traffic that would not measurably 
contribute to carbon monoxide concentrations. This conclusion is based on the combination of 
relatively low overall traffic volumes, small contribution of project traffic, and very low back-
ground carbon monoxide concentrations. As a result, the project would not cause or contribute 
to existing or projected air quality violations on a local basis. 

MM.5.e: The applicant shall construct the project in a manner that avoids emission of 
fugitive dust by employing dust control measures (e.g. watering of active 
grading areas and preventing vehicles from tracking dirt onto public roads) to 
reduce potentially significant construction related impacts on air quality to a 
less than significant level. In conjunction with their Precise Development Plan 
application, the applicant shall submit a dust control plan for approval by the 
County that specifies dust control measure that would be employed during 
grading and construction activities and that would be regulated by the De-
partment of Public Works through Grading Permits and Building Permits.  

Timing/Implementation: Prior approval of the Precise Development Plan, 
and prior to and during construction 

Enforcement/Monitoring: Marin County DPW 
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DISCUSSION OF IMPACTS – E 

Localized odors may be generated during construction, but these would not be noticeable 
beyond the project site and certainly would not result in confirmed odor complaints. The project 
has onsite wastewater treatment that includes septic systems and leachfield areas. The system is 
too small to result in off-site odor complaints. A new system is proposed under the project that 
would include advanced treatment of all effluent in order to accommodate the proposed 
project and meet recent State water quality regulations. These changes are not anticipated to 
cause noticeable odors. 

CONCLUSION REGARDING AIR QUALITY 

Implementation of the project, as proposed, would result in less than significant air quality im-
pacts, both locally and regionally when analyzed under both the Primary and Alternate Baseline 
conditions.  
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For Primary and Alternate Baseline Conditions Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact No Impact 

6. TRANSPORTATION/CIRCULATION. Would the project: 

a) Cause a substantial increase in vehicle trips or 
traffic congestion such that existing levels of ser-
vice on affected roadways will deteriorate below 
acceptable County standards?  (source #(s):  1, 8, 
16, and 40) 

    

b) Result in traffic hazards related to:  1) safety 
from design features (e.g. sharp curves or dan-
gerous intersections); 2) barriers to pedestrians 
or bicyclists; or 3) incompatible uses (e.g. farm 
equipment)?  (source #(s):  1, 8, 16, and 40) 

    

c) Result in inadequate emergency access or access 
to nearby uses?  (source #(s):  1, 8, 16, and 40)     

d) Result in insufficient parking capacity on-site or 
off-site?  (source #(s):  1, 8, 16, and 40)     

e) Result in impacts upon existing transportation 
systems, including rail, waterborne or air traffic 
systems?  (source #(s):  1, 8, 16, and 40) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Transportation and Circulation Factors (Section I) and 
found that the proposed project would have potentially significant impacts on the environment 
as it related to alterations in circulation patterns, level of service on streets and ighways, and in-
creased traffic hazards to motor vehicles, bicyclists and pedestrians. To reduce this impact to a 
less than significant level, the County imposed the following mitigation measures. 

1) Project sponsor should develop and maintain a program to encourage carpooling for re-
treat participants. 

2) The driveway approach shall be designed as a wide flare commercial type approach. 

3) Landscaping shall be selected to protect sight lines for one thousand feet in either direc-
tion from the driveway approach. 

4) A westbound deceleration lane shall be constructed (standard design given traffic 
speeds would be 530 feet in length). 

5) An eastbound acceleration lane shall be constructed consistent with Caltran’s stan-
dards. As an alternative, left turns from the site should be prohibited, and eastbound traf-
fic directed to first head west, then turn left looping through Woodacre to head east on 
Sir Francis Drake Boulevard.  

6) No workhop should conclude between the hours of 1:00 to 7:00 p.m. on Sunday afternoons. 
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Based on review of County records and field observations, mitigation measures 1, 2, 3, 5, and 6 
identified above have been implemented, but the required deceleration lane has yet to be 
constructed. This ISMND contains mitigation measures (MM.6.a, MM.6.c, MM.6.d, and MM.6.e) to 
address potential traffic and circulation impacts, including installation of the deceleration lane.  

ENVIRONMENTAL SETTING 

The Spirit Rock Meditation Center is located on Sir Francis Drake Boulevard in the San Geronimo 
Valley. Sir Francis Drake Boulevard is an east-west arterial roadway that commences just west of 
the Richmond-San Rafael Bridge and ends at the Point Reyes Lighthouse. The segment of Sir 
Francis Drake that passes the project site contains two travel lanes (one in each direction), is rel-
atively straight, provides good sight distances, has paved shoulders, and has a posted speed 
limit of 55 miles per hour (MPH).  

The transportation and circulation analysis was based on the “Spirit Rock Meditation Center 
Transportation Study”, July 2009 by Robert L. Harrison and an independent review of the study by 
Parisi Associates Transportation Consulting in June 2010. The independent review updated the 
previous report’s assumptions, methodologies and findings, as appropriate, consistent with the 
current proposal for the Spirit Rock site. Please see Appendix C for detailed environmental set-
ting information, as well as an analysis of potential transportation and circulation impacts. 

EXISTING ROADWAY SYSTEM 

The Spirit Rock Meditation Center is accessed via Sir Francis Drake Boulevard, a two-lane arterial 
roadway in West Marin. Vehicles entering Spirit Rock from the east turn right from Sir Francis 
Drake and those accessing the site from the west turn left. There is a short existing westbound 
deceleration lane that allows vehicles to slow as they approach the driveway entrance. Motor-
ists exiting the sight are directed to turn right (west) onto Sir Francis Drake Boulevard. Most motor-
ists are destined to the east and these motorists are guided to take a left-turn at Railroad Ave-
nue to San Geronimo Valley Drive, and then right onto eastbound Sir Francis Drake. Sir Francis 
Drake’s intersection with Railroad Avenue includes a westbound left-turn lane that accommo-
dates storage for two vehicles and the Railroad Avenue approach is stop sign-controlled. The Sir 
Francis Drake San Geronimo Valley Drive intersection also includes a westbound left-turn lane 
and the San Geronimo Valley Drive approach is stop sign-controlled. 

All of the study intersections operate at acceptable levels of service during periods of peak 
weekday and weekend traffic volumes. Railroad Avenue’s stop sign-controlled movements at Sir 
Francis Drake operate at LOS C or better and the westbound left-turn from Sir Francis Drake onto 
Railroad Avenue functions at LOS A. Spirit Rock’s stop sign-controlled right-turn operates at LOS 
B. San Geronimo Valley Drive’s stop sign-controlled northbound movements function at LOS B. 

After traffic lets out following Monday night classes, the volume of vehicles turning left from Sir 
Francis Drake to Railroad Avenue increases and the left-turn functions at LOS D. At least 95 per-
cent of the vehicle queues are accommodated in the marked turning lane. 

EXISTING PARKING, CIRCULATION, AND ACCESS 

All parking for Spirit Rock is provided on-site. Parking at the project site is provided in five parking 
lots that offer a total of 178 standard parking spaces but that can accommodate an additional 
93 tandem parking spaces resulting in an existing total parking supply of 271 parking spaces. The 
project proposes to provide an additional 50 parking spaces in an overflow lot adjacent to the 
project entrance to address special event parking demand. Parking occupancy surveys found 
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that peak weekday parking demands, which generally occur around 10 a.m., are for about 150 
spaces. Peak weekend parking, which typically occurs at 11 a.m., is for about 142 spaces. Mon-
day night classes typically require about 202 parking spaces. More detailed information regard-
ing parking conditions can be found in Appendix C. 

EXISTING BICYCLE AND PEDESTRIAN FACILITIES 

There are no designated pedestrian or bicycle facilities along Sir Francis Drake in proximity of Spi-
rit Rock. Sir Francis Drake provides wide shoulders which are used by bicyclists. Pedestrian and 
bicycle travel to and from Spirit Rock is low due to the location of the site. 

EXISTING TRANSIT SERVICE 

Marin Transit operates the West Marin Stagecoach (the Stage) on Sir Francis Drake past the Spirit 
Rock driveway. A flag stop for the Stage is available at the driveway with Sir Francis Drake. 

The Stage’s Route 68 operates from Inverness to San Rafael from Monday through Saturday. East-
bound coaches pass the driveway around 7:21 a.m, 10:26 a.m., 11:43 a.m. (on Tuesday, Thursday 
and Saturday), 2:31 p.m., and 5:51 p.m. Westbound coaches pass the driveway at about 8:36 a.m., 
12:06 p.m., 2:07 p.m. (on Tuesday, Thursday and Saturday), 3:50 p.m., and 7:02 p.m. 

DISCUSSION OF IMPACTS 

Under both Primary and Alternate Baseline conditions, potential impacts to traffic would primari-
ly result from changes in project operations to increase the daily and special events populations 
at the site. The analysis considers operating conditions at build out. The operating baseline is the 
same for both the Primary and Alternate Baseline conditions, build out conditions are the same 
for both the Primary and Alternate Baseline conditions, and the changes from the Master Plan 
Amendment would apply equally to both baseline conditions.  

a. Would the project cause a substantial increase in vehicle trips or traffic congestion such that 
existing levels of service on affected roadways will deteriorate below acceptable County 
standards? 

The project would result in increased traffic levels compared to existing conditions. Weekday 
(non-Monday) vehicle trips would increase from about 245 trips to about 312 trips, a 27.4% in-
crease. Monday night class vehicle trips would increase from about 320 trips to about 369 trips, a 
15.3% increase. Weekend vehicle trips would increase from about 230 trips to 294 trips, a 27.8% 
increase. During large classes/special events, up to 1,143 vehicle trips would result, consistent 
with past event traffic. 

The project would not result in traffic congestion such that existing levels of service on affected 
roadways would deteriorate below acceptable County standards. Under project conditions, there 
would be no change in existing intersection levels of service and all levels of service would be at or 
better than the County’s level of service “D” threshold. Special events are likely to attract visitors 
who are unfamiliar with the project site, parking arrangements, and circulation requirements, the 
exit route for eastbound traffic on Sir Francis Drake Boulevard. This lack of familiarity could result in 
drivers attempting to make traffic movements that are unsafe or that cause circulation delays. By 
implementing mitigation measure MM.6.a to improve traffic directional signs and wayfinding, this 
potentially significant impact could be reduced to a less than significant level.  
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MM.6.a The project sponsor shall operate the project site in a manner that will 
avoid traffic conflicts, preserves emergency vehicle access, and maintain 
intersection levels of service at or better than the County’s level of service “D” 
threshold. This mitigation measure shall be implemented by submitting a Trans-
portation Management Plan (TMP) demonstrating compliance with the above 
operational objectives.  The TMP shall employ a combination of visitor infor-
mation, directional signs and wayfinding information, to alert guest to cir-
culation issues associated with daily operations. The TMP shall also include 
Special Event Provisions to govern traffic and circulation operations during 
larger classes and events. In conjunction with the Precise Development 
Application, the project sponsor shall submit a Transportation Manage-
ment Plan (TMP) for approval by the County that either demonstrates that 
the following improvements and programs have been implemented, or 
establishes provisions for their implementation: 

a. The TMP shall include circulation information and direction to assist visitors 
to the project site. At a minimum circulation information shall include:  

1. A NO U TURN sign should be installed on westbound Sir Francis Drake 
at Railroad Avenue to further discourage motorists from making U-
turns and instead to use the “advised exit route” from Spirit Rock to 
eastbound Sir Francis Drake; 

2. Provide information to guests and visitors to alert them of the “ad-
vised exit route” (i.e., right-turn from Spirit Rock driveway onto west-
bound Sir Francis Drake Boulevard, left-turn from Sir Francis Drake Bou-
levard to Railroad Avenue, left-turn from Railroad Avenue to San 
Geronimo Valley Drive, and right-turn from San Geronimo Valley Drive 
to eastbound Sir Francis Drake Boulevard);  

3. Incorporate improved wayfinding signage along Railroad Avenue 
and San Geronimo Valley Drive to clearly designate the advised 
route and to reduce potential confusion and wrong turns on Woo-
dacre Streets by Spirit Rock drivers; 

b. The TMP will establish traffic reduction measures to encourage or require 
car pooling and use of transit by providing financial incentives to use 
other than single-occupant vehicles to get access to the project site; 

c. The TMP will include a Special Events Management Plan (SEMP) that in-
cludes the following for larger classes and special events: 

1. identify traffic control measures (e.g. cones, directional signs, parking 
attendants, flag people, etc.) as needed to assist with safe circulation 
on the project site and in the project vicinity; 

2. The SEMP will establish provisions for providing notification of larger 
classes and special events to service providers, transportation provid-
ers, the community, and the County for all special and largely at-
tended events. A master schedule of all site events shall be posted 
prominently on-line at least four weeks before all scheduled events; 
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3. The SEMP will establish scheduling measures to avoid traffic conflicts 
during periods of high traffic volume in the project vicinity and to 
“meter” in-bound and out-bound traffic, if necessary, to preserve LOS 
D operations.  

d. The TMP will establish enforcement provisions that may include imme-
diate cessation of activities, reductions in daily and special event 
populations, and financial penalties for any violation of the TMP; 

e. The TMP shall establish monitoring and reporting protocol to document 
compliance with the TMP, report monitoring results and identify con-
tingency measures that were required in order to adhere to perfor-
mance criteria; and 

f. The TMP will be prepared to County standards and specifications and 
shall include funding provisions to either defray County costs asso-
ciated with peer review of a TMP prepared by the applicant, or to pay 
for County preparation of the TMP. The TMP shall also include a fund-
ing mechanism to allow for County monitoring of TMP compliance. 

Timing/Implementation: Prior to increasing daily peak occupancy to 
more than 315 persons or peak open 
house/event capacity to more than 150 per-
sons, and prior to Precise Development Plan 
approval 

Enforcement/Monitoring Marin County CDA and DPW 

b. Would the project result in traffic hazards related to:  1) safety from design features (e.g. sharp 
curves or dangerous intersections); 2) barriers to pedestrians or bicyclists; or 3) incompatible 
uses (e.g. farm equipment)? 

The Sir Francis Drake Boulevard is relatively straight where it passes the project site and provides 
good site distances to oncoming traffic and intersections. While there are no formal bicyle lanes 
on Sir Francis Drake Boulevard, is actively used by cyclists traveling between the more urbanized 
communities located east of the project site and recreational opportunities in West Marin and on 
the coast. As described above, the project would not generate traffic volumes that cause a de-
crease in level of service or result in unsafe congestion on local roads that would interfere with 
recreational cycling opportunities. Construction activity will generate truck trips for the delivery of 
materials and equipment that will primarily travel from central and eastern Marin County on Sir 
Francis Drake Boulevard, an east-west arterial street, to the project site. Some of construction trips 
could involve oversize loads or vehicles. All construction traffic, including oversize vehicles, will be 
temporary, short term in duration, and will be required to comply with Vehicle Code require-
ments governing trucking and transportation, and can be accommodated on Sir Francis Drake 
Boulevard. Though there are agricultural operations in the San Geronimo Valley and adjacent to 
Spirit Rock, they are relatively passive operations that infrequently utilize heavy farm equipment 
on public roads. For these reasons, the project would not result in traffic hazards related to: 1) 
safety from design features (e.g. sharp curves or dangerous intersections); 2) barriers to pe-
destrians or bicyclists; or 3) incompatible uses (e.g. farm equipment). 

  



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Marin County Community Development Agency Spirit Rock Meditation Center – Master Plan Amendment 
September 2010 Draft Initial Study/Mitigated Negative Declaration 

135 

c. Would the project result in inadequate emergency access or access to nearby uses? 

The existing on-site parking and circulation is adequate to serve the existing uses without interfer-
ing with emergency vehicle access. The proposed overflow parking is located between the 
project site entry and the existing parking facilities. During activities that generate high parking 
demand, it is likely that people will pass the overflow parking area to circulate through the exist-
ing parking facilities to find closer parking or drop off passengers before returning to the overflow 
parking area. This recirculation has the potential to generate more conflicting traffic movements 
that could result in on-site congestion that could have a potentially significant impact on emer-
gency vehicle access. The Marin County Fire Department has indicated that they will require 
prior notice of events that would result in more than 500 people (Alber, 2010) at the project site in 
order to ensure public safety. Implementation of mitigation measure 6.c will ensure that the 
project has a less than significant impact on emergency vehicle access.  

MM.6.c The project sponsor shall operate the site to ensure emergency vehicle 
access and to prevent overflow parking on surrounding streets.  This miti-
gation shall be implemented by submitting a Special Events Management 
Plan (SEMP) in conjunction with the Precise Development Plan for review 
and approval by the County.  The SEMP shall establishe provisions for 
coordinating special events with emergency service providers to ensure 
safe circulation and emergency vehicle access throughout the events. 
The SEMP may include the following: 

1. Provisions that include notification to emergency service providers of 
large events that have the potential to generate an on-site popula-
tion of more than 500 people,  

2. Circulation controls, (e.g., parking attendants, installation of tempo-
rary directional signs and pylons, etc.) to preserve emergency ve-
hicle access at the project site; 

3. On site police and fire control arrangements and communication sys-
tems; 

4. Provisions for standby or alternate personnel, equipment and or facilities 
in the event that attendance exceeds pre-event estimates; and 

5. Provisions for emergency medical and first aid services. 

Timing/Implementation: Prior to increasing daily peak occupancy to 
more than 315 persons or peak open 
house/event capacity to more than 150 persons, 
and prior to Precise Development Plan approval 

Enforcement/Monitoring Marin County Fire Department 

d. Would the project result in insufficient parking capacity on-site or off-site? 

The existing and proposed parking area would result in a total supply of 321 parking spaces. 
Because the overflow parking area would not have clearly delineated stalls or circulation 
isles, the actual number of parking spaces realized could be less. Similarly, the existing park-
ing area employs tandem spaces that may not be reliably available if people who are un-
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familiar with the parking arrangements park in a way that precludes use of the tandem 
space. Accordingly, this analysis assumes that up to 15% of the total spaces will not be avail-
able for high parking demand events for a total on-site parking supply of 273 spaces. With an 
anticipated vehicle occupancy of 1.4 persons per vehicle, the available parking supply 
could support a maximum population of 382 people.  

As described in Table 6.1, operations and functions at the project site are expected to support 
populations that would generate a maximum demand for 586 parking spaces throughout the 
day if all residents, visitors and staff were on site at the same time as the Monday evening class.  

TABLE 6.1 
MAXIMUM DAILY PARKING DEMAND 

Activity 2030  
Projected Population 

Average  
Vehicle  

Occupancy 

Parking 
Demand 

Overnight Stays   159 

 Staff & Faculty 35 1.1 32 

 Overnight Retreat Visitors 142 1.26 113 

 Overnight Hermitage Visitors 18 1.26 14 

Day Use   190 

 Non-Resident Staff & Teachers 36 1.1 33 

 Daylong Class 120 1.57 76 

 Daytime Class 40 1.29 31 

 Commuters on Retreat 60 1.2 50 

Evening Uses*   196 

 Evening Class 65 1.6 41 

 Monday Night Classes 275 1.4 196 

Daily Maximum Parking Demand   586 

* Evening uses do not occur simultaneously. Accordingly, the maximum evening demand for parking is based on the Monday night class. 

Because events are scheduled so that daytime and evening, activities will not overlap, the 
project would not result in insufficient parking capacity on-site or off-site during typical oper-
ations and functions. It is possible that the project could result in parking capacity on-site or 
off-site during large classes or special events that generate an on-site population of more 
than 382 people, a potentially significant Impact. Implementation of mitigation measure 6.d 
will ensure that the project has a less than significant impact on parking. 

MM.6.d The project sponsor shall operate special events to avoid overflow parking out-
side of approved parking areas for special events. This mitigation measure will 
be implemented by submitting a Special Events Management Plan (SEMP) in 
conjunction with the Precise Development Plan application for review and 
approval by the County. The SEMP shall include provisions to govern all activi-
ties that could result in an on-site population of more than 560 people. The TMP 
should include program descriptions (e.g., carpool matching program, public 
transportation, private shuttle services, a reservation system, communication 
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plans), incentives (e.g., fees and discounts to encourage carpooling, bus use, 
bicycling and walking), and metrics (e.g., mode targets, level of service at key 
intersections during open house or special events, parking limits). 

The TMP should include notification requirements that provide the County 
with annual updates of all scheduled or anticipated large classes and 
special events, the estimated attendance, and traffic and parking man-
agement plans, including emergency access provisions, that will be em-
ployed during the events. 

The Transportation Management Plan should also include details on how 
necessary services will be funded, how adherence to the vehicle limita-
tions will be enforced, and shall include penalties for non-adherence to 
plan goals and metrics. 

Timing/Implementation: Prior to Precise Development Plan Approval 

Enforcement/Monitoring Marin County CDA and DPW 

e. Would the project result in impacts upon existing transportation systems, including rail, wa-
terborne or air traffic systems? 

The project proposes to encourage public transit use to gain access to the project site. Be-
cause the West Marin Stagecoach provides limited service to the site, it is possible that these 
efforts could generate demand for service in excess of the current availability. The project 
also has the potential to generate traffic for special events that back-up onto Sir Francis 
Drake Boulevard. The 1988 Master Plan included a mitigation that required installation of a 
standard length deceleration lane in order to provide space for traffic arriving at the project 
site to move out of the primary travel lane to execute the right turn into the project site. By 
implementing mitigation measure 6.d above and the original mitigation related to decelera-
tion, potentially significant impacts related to transit service and Sir Francis Drake Boulevard 
can be reduced to a less than significant level. 

MM.6.e The project sponsor shall install necessary roadway improvements to en-
sure safe access to the project site. This mitigation measure will be imple-
mented by submitting improvement plans for approval by the County that 
have been designed to accommodate daily and special event popula-
tions and that include installation of an appropriately designed decelera-
tion lane (estimated to be 530 feet in length) to the satisfaction of the 
Public Works Department in order to accommodate westbound traffic 
turning movements into the project site.  

Timing/Implementation: Prior to increasing daily peak occupancy to 
more than 315 persons or peak open 
house/event capacity to more than 150 persons. 

Enforcement/Monitoring Marin County DPW 

CONCLUSION REGARDING TRANSPORTATION AND TRAFFIC 

The project, as mitigated, would have a less than significant impact on transportation, parking 
and traffic when analyzed under both the Primary and Alternate Baseline conditions. 
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For Primary and Alternate Baseline Conditions 
Potentially 
Significant 

Impact 

Less than Signif-
icant Impact 

with Mitigation 
Incorporated 

Less than 
Significant 

Impact 
No Impact 

7. BIOLOGICAL RESOURCES. Would the project: 

a) Reduce the number of endangered, threatened or 
rare species, including, but not necessarily li-
mited to: 1) plants; 2) fish; 3) insects; 4) animals; 
and 5) birds listed as special-status species by 
State or Federal Resource Agencies, or result in 
substantial alteration of their habitats? (source 
#(s): 1, 3, 16, and 41 through 50) 

    

b) Substantially change the diversity, number, or 
habitat of any species of plants or animals cur-
rently present or likely to occur at any time 
throughout the year? (source #(s): 1, 3, 16, 
and 41 through 50) 

    

c) Introduce new species of plants or animals in-
to an area, or improvements or alterations that 
would result in a barrier to the migration, dis-
persal or movement of animals? (source #(s): 
1, 3, 16, and 41 through 50) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Biotic Community Factors (Section B) and found that the 
proposed project would have potentially significant impacts on the environment as it related to 
tree removal adjacent to an ephemeral watercourse, loss of agricultural land, and the potential 
for fire hazard. To reduce these impacts to a less than significant level, the County imposed the 
following mitigation measures. 

1) Mitigate the tree removal by a tree replacement program that provides three new 
trees for every one removed. 

2) Mitigate the potential impacts of development in proximity to the stream, by planting 
riparian vegetation and woodland species along the stream channel south of the 
main parking lot. 

3) Agricultural easements over upland areas plus the meadow area near Sir Francis 
Drake Boulevard should be used to insure continued agricultural use of the most 
agricultural acreage on the property. 

4) Reduce the potential fire hazard by implementing a grass and brush clearance pro-
gram around all the buildings. 

5) Fire-retardant materials should be used on the roofs of the buildings and landscaping 
near buildings should be fire-resistant plants. 

6) Buildings in high hazard location should be sprinklered to improve fire suppression. 
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Based on review of County records and field observations, all of the above identified mitigation 
measures have been implemented for the portion of the Master Plan that has been constructed. 
The mitigation measure requiring recordation of an agricultural easement has been satisfied and is 
no longer necessary. This ISMND continues to require tree replacement and revegetation adjacent 
to riparian/bay woodland areas (MM.1.a.2 and MM.7.b.2) to address potential project impacts. 
Since 1988, the California Building Code, and the Marin County Code have been amended to re-
quire fire sprinklers, brush clearance and fire retardant building materials. Future improvements will 
be required, as part of the County’s Building Permit process, to comply with the requirements of 
the California Building Code (CBC), and the above mitigation measure are no longer necessary.  

ENVIRONMENTAL SETTING 

A biological resources assessment report of the project area was prepared by WRA Environmen-
tal Consultants (WRA, 2008).23 The assessment included literature review and eight site visits that 
occurred between January 2007 and February 2008. The area was evaluated to describe exist-
ing plant communities, presence of suitable habitat for special-status plant and wildlife species, 
presence of sensitive habitats, including wetlands and other waters, and presence of potential 
fish barriers. As described in the Setting section of the report, a number of sensitive habitats and 
habitats suitable for special-status species were identified.  

The project site is characterized by rolling hills and valleys with a mixture of open grasslands and 
bay forest and multiple seasonal drainages. Elevations within the development area range from 
approximately 400 to 800 feet. The forests are dominated by native California bays and oaks that 
intergrade with riparian bay habitat along the seasonal drainages. While some of the grasslands 
are dominated by nonnative annual grasses and forbs, significant areas support a variety of native 
bunchgrasses. Seasonal wetlands occur in isolated depressions and some drainages. 

Sir Francis Drake Boulevard borders the southern portion of the property, ranch lands lie to the 
east and north, and a golf course and open space are situated to the west. The surrounding 
lands consist of rangeland, recreational areas (golf course, hiking trails), open space, and resi-
dential development south of Sir Francis Drake Boulevard in Woodacre. The project area was his-
torically grazed and retains a natural atmosphere despite existing development that includes 
multiple residence buildings, a retreat hall, dining and maintenance facilities, and parking areas.  

BIOLOGICAL COMMUNITIES 

Biological communities present within the project area were classified based on existing descrip-
tions in the Preliminary Description of the Terrestrial Natural Communities of California (Holland, 
1986). Communities have been grouped into five broad categories: nonnative annual grassland, 
California bay forest, riparian woodland, native grasslands, and sensitive aquatic communities, 
including seasonal wetlands and other waters, as described below. Of these communities, sea-
sonal wetlands and other waters, riparian woodland, and native grasslands are considered sen-
sitive as defined by CEQA and/or other applicable regulations or ordinances; see policies in the 
Biological Resources section of the Marin Countywide Plan (CWP; Marin County, 2007). In addi-
tion, California bay is considered to have a high inventory priority based on the California De-
partment of Fish and Game’s classification of communities (CDFG, 2003).  
                                                      

23 This Biological Resources section was developed in part using independent peer review by Prunuske Chatham Inc. (PCI) of the Biolog-
ical Impact Assessment Report prepared by WRA Environmental Consultants (2008) for the project sponsor. The WRA analysis was gen-
erally found to be acceptable, complete and adequate as to approach, methodology and adherence to professional standards. A small 
number of corrections (relating to serpentine substrate and bunchgrass locations) and substantial additions (relating to impacts from so-
lar and septic installations) have been made in this document. Portions of the Environmental Setting section of this document were tak-
en verbatim from the WRA report.  
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NONNATIVE ANNUAL GRASSLAND 

Nonnative annual grassland typically occurs in open areas of valleys and foothills throughout 
California, usually on fine-textured clay or loam soils that are somewhat poorly drained (Holland, 
1986). The majority of the open areas within the project area are dominated by nonnative an-
nual grassland. This habitat type is typically dominated by introduced annual grasses and forbs, 
along with scattered native wildflowers and shrubs.  

In the project area, dominant species include nonnative annual grasses, such as wild oats (Avena 
spp.), brome grasses (Bromus diandrus, B. hordeaceus), dogtail grass (Cynosurus echinatus), and 
rattlesnake grass (Briza major), as well as nonnative forbs, such as black mustard (Brassica nigra), 
Italian thistle (Carduus pycnocephalus), bindweed (Convolvulus arvensis), filaree (Erodium botrys), 
rough cat’s ear (Hypochaeris radicata), and shamrock clover (Trifolium dubium). Although domi-
nated by nonnative species, the grasslands support some native grasses and forbs, such as purple 
needle grass (Nasella pulchra), blue wild rye (Elymus glaucus), California oat grass (Danthonia cali-
fornica), soap plant (Chlorogalum pomeridianum), California poppy (Eschscholzia californica), 
cottonweed (Micropus californicus), California buttercup (Ranunculus californicus), purple sanicle 
(Sanicula bipinnatifida), and blued-eyed grass (Sisyrinchium bellum). Isolated patches of coyote 
brush (Baccharis pilularis) and poison oak (Toxicodendron diversilobum) dot the open grasslands.  

California bay forest 

California bay forest is a broadleafed upland forest up to 30 meters tall that occurs in the outer 
coast ranges of California from the Oregon border south to northern San Luis Obispo County. 
Within the project Area, this habitat type is found on the moister, north-facing slopes and in val-
leys and drainages. It retains more of a natural character with greater dominance of native 
species than other habitats on site; however, relatively little of the proposed project occurs in the 
bay forest.  

The dominant tree species in this forest type is California bay laurel (Umbellularia californica), 
which forms dense stands. Subdominant trees include oaks (Quercus agrifolia, Q. kellogii, Q. lo-
bata), California buckeye (Aesculus californicus), and madrone (Arbutus menziesii). A few indi-
viduals of Douglas-fir (Pseudotsuga menziesii) and coast redwood (Sequoia sempervirens) were 
observed in the interior of the forest outside of the formal survey area.  

The dense spacing of the trees prevents significant sunlight from entering the forest, restricting 
the growth of understory species. When present, understory species include native miner’s let-
tuce (Claytonia perfoliata), hound’s tongue (Cynoglossum grande), checker lily (Fritillaria affinis 
var. affinis), Douglas iris (Iris douglasii), honeysuckle (Lonicera hispidula), manroot (Marah faba-
ceus), bracken fern (Pteridium aquilinum), California gooseberry (Ribes californica), Pacific sa-
nicle (Sanicula crassicaulis), and snowberry (Symphoricarpos albus var. laevigatus), and nonna-
tive French broom (Cytisus monspessulanus).  

Riparian woodland 

Riparian woodland occurs along stream channels and other sources of water and supports ve-
getation adapted to moist conditions, as well as upland species. All riparian habitats tend to 
have an exceptionally high value for both aquatic and terrestrial species. Riparian habitat within 
the project area is situated along some of the seasonal drainages and is dominated by Califor-
nia bay laurel trees; it frequently intergrades with the California bay forest habitat described 
above. A few of the drainages support isolated groups of coast live oak that appear dependent 
on the additional water afforded by their proximity to the drainage. Understory species observed 
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in these areas are similar to those found in the bay forest understory. Much of the existing devel-
opment at Spirit Rock is centered around the seasonal drainages and associated riparian habi-
tat, which is therefore relatively disturbed. 

Native grassland 

Native grasslands are not a special status or endangered species, but they are considered a 
species of concern. Where native grasslands comprise more than 10% of the groundcover, they 
are considered to be large cohesive communities of significant coverage that should be pro-
tected or, where impacted, should have areas of disturbance minimized or replaced through 
mitigation. Native grasslands are dominated by perennial bunch grasses and interspersed with 
nonnative annual grasses and native and nonnative forbs. Multiple areas within the project area 
support significant stands of perennial native bunchgrasses. These stands occur as patches in 
the otherwise nonnative annual grasslands in the central, western, and a small patch in the 
southwestern portion near Sir Francis Drake Boulevard. Purple needlegrass is the most abundant 
grass species present with additional grass cover provided by California oat grass, squirreltail 
grass (Elymus elymoides), California fescue (Festuca californica), and blue wild rye. Densities of 
the bunchgrasses vary but range from one to seven plants per square meter (5–50% cover). Na-
tive forbs present within the perennial grasslands include blue-eyed grass, California dandelion 
(Agoseris grandiflora), California aster (Aster chilensis), checker lily (Fritillaria affinis var. affinis), 
Douglas iris (Iris douglasiana), fringed checkerbloom (Sidalcea diploscypha, a strong indicator of 
serpentine soil), mule-ears (Wyethia glabra), soap plant, wild hyacinth (Triteleia hyacinthina), 
woolly-fruited lomatium (Lomatium dsaycarpum), and yarrow (Achillea millefolium). Additional 
species present include those described in the nonnative annual grassland section above. 

SENSITIVE AQUATIC COMMUNITIES 

Sensitive aquatic communities include wetlands and other waters of the U.S. and the state of 
California.24 Wetlands include a variety of both permanent and ephemeral aquatic ecosystems 
that occur in nearly all continents and climates. Protective regulations and policies have been 
enacted by a number of government agencies.  

Wetlands and other waters fall under the jurisdiction of federal and state agencies, including the 
U.S. Army Corps of Engineers, local Regional Water Quality Control Board, and California De-
partment of Fish and Game. Marin County also regulates streams and wetlands under policies 
established in the CWP (Marin County, 2007). Under the CWP, standards and criteria related to 
Stream Conservation Areas (SCAs) were established to “protect the active channel, water quali-

                                                      

24Wetlands: The U.S. Army Corps of Engineers (Federal Register 1982) and the Environmental Protection Agency (Federal Register 1980) 
jointly define wetlands as: “Those areas that are inundated or saturated by surface or ground water at a frequency and duration sufficient 
to support, and that under normal circumstances do support, a prevalence of vegetation typically adapted for life in saturated soil condi-
tions. Wetlands generally include swamps, marshes, bogs, and similar areas” (Corps, 1987). Currently, there is no single definition of 
“wetlands” under California law 

Waters of the U.S.: Waters of the U.S. include, but are not limited to, the following: Any channel that has real or potential interstate 
commerce value, including lakes, rivers, streams [including perennial and intermittent streams, and ephemeral streams that have an or-
dinary high water mark (OHWM)], tributaries to waters, mudflats, sandflats, wetlands, sloughs, prairie potholes, wet meadows, playa 
lakes, natural ponds, and impoundments of waters (33 CFR 328.3). The OHWM is described as the elevation delineating the highest wa-
ter level that has been maintained for a sufficient period of time to leave evidence on the landscape. 

Waters of the State (California): “Waters of the State means any surface water or groundwater, including saline waters, within the 
boundaries of the state.” [Porter-Cologne Water Quality Control Act (California Water Code, Division 7, effective January 1, 2009]. 
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ty and flood control functions, and associated fish and wildlife habitat values… provide a stream 
buffer, which is important to protect significant resources…and provide a transitional zone” (from 
policy BIO-4). Within the Inland Rural Corridor, SCAs “provide a development setback on each 
side of the top of bank that is the greater of either (a) 50 feet landwards from the outer edge of 
woody riparian vegetation with the stream or (b) 100 feet landward from the top of bank” (from 
Policy BIO-4). SCA policies apply to perennial, intermittent, and ephemeral streams as defined 
by Marin County (2007). Under the CWP, Wetlands Conservation Areas (WCAs) protect existing 
wetlands and upland buffers. Within the Inland Rural Corridor, WCAs “provide a minimum 100-
foot development setback from wetlands” (from policy BIO-3). SCA and WCA policies allow for 
additional buffers and exceptions, as applicable (see policy BIO-3 and BIO-4). The existence (lo-
cation) and physical limits (size) of “wetland” for CWP purposes are established through Army 
Corps of Engineers protocols for identifying of "waters of the United States.”    

San Geronimo Creek, as well as the seasonal tributaries and wetlands occurring within the 
project area, are subject to the CWP SCA policies to protect riparian and stream resources and 
CWP WCA policies to protect wetlands. Under the proposed project, structures approved in the 
1988 Master Plan would be removed or relocated outside of these conservation areas to the ex-
tent feasible to reduce impacts, however, two new residence halls would be located within 30 
feet of Spirit Rock Creek and within 13 feet of riparian vegetation.  

The project area was surveyed to determine whether any wetlands and waters potentially subject 
to jurisdiction by local, state, and/or federal agencies were present. The delineation followed pro-
tocols described in the U.S. Army Corps of Engineers’ Supplement to the Corps of Engineers Wet-
land Delineation Manual (Corps, 2006). Wetlands were identified and mapped using three diag-
nostic environmental characteristics: hydrophytic vegetation, hydric soils, and wetland hydrology. 
Other waters meeting the definition of jurisdictional drainages (based on the presence of unvege-
tated, ponded areas or flowing water or evidence indicating their presence, such as ordinary high 
water marks or defined drainage courses) were also delineated and mapped. (See Appendix C. 
Delineation of Potentially Jurisdictional Section 404 Waters of the U.S. in WRA 2008.) 

Seasonal wetlands 

Seasonal wetlands occur in drainages and depressions that are saturated or ponded during the 
rainy season for sufficient duration to support vegetation adapted to moist conditions. Seasonal 
wetlands in California are highly variable in plant composition, depending on the length of 
ponding or saturation and geographical location. They generally lack the distinct plant commu-
nity assemblages typical of marshes and vernal pools, but they provide essential wildlife habitat, 
help maintain water quality, and control flooding.  

Seasonal wetlands within the project area consist of seven jurisdictional features, including isolated 
seeps/depressions in the northeast of the project area, portions of a seasonal drainage lacking a 
defined bed and bank, and a depression in the horse pasture near the entrance to Spirit Rock 
along Sir Francis Drake Boulevard These areas comprise approximately 1.26 acres. Plant species 
composition in the wetlands includes flat-leafed rush (Juncus phaeocephalus), toad rush (J. bufo-
nius), California oat grass, loose-strife (Lythrum hyssopifolium), pennyroyal (Mentha pulegium), rab-
bit’s-foot grass (Polypogon monspeliensis), spiny-fruit buttercup (Ranunculus muricatus), and curly 
dock (Rumex crispus). One small seep wetland (0.02 acres) will be impacted as part of the pro-
posed Master Plan Amendment (identified as W2 in Appendix C, Delineation of Potentially Jurisdic-
tional Section 404 Waters of the U.S. in WRA 2008; see Discussion of Impacts below). 
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Other waters 

Waters of the U.S. and of the state perform similar functions and provide ecosystem benefits; they 
are also protected by state, federal, and local regulations. Other waters within the project area 
consist of 11 jurisdictional features, including the unnamed ephemeral tributary running through 
the site, often referred to as Spirit Rock Creek, and several small tributaries feeding into Spirit Rock 
Creek. These areas comprise approximately 4,559 linear feet of channel. A small amount of ripa-
rian vegetation (0.06 acres) along jurisdictional waters will be impacted as part of the proposed 
Master Plan Amendment (identified as S2, S3, S6, and S10 in Appendix C, Delineation of Potentially 
Jurisdictional Section 404 Waters of the U.S. in WRA 2008; see Discussion of Impacts below). 

SPECIAL-STATUS SPECIES 

In California, special-status plants and animals include those species that are afforded legal pro-
tection under the federal and California Endangered Species Acts (ESA and CESA, respectively) 
and other regulations. Consideration of these species must be included during project evaluation 
in order to comply with CEQA, in consultation with state and federal resources agencies, and in 
the development of specific management guidelines for resource protection.  

Special-status plants and animals of California include, but may not be limited to: 

• Species listed or proposed for listing as threatened or endangered under the federal ESA; 

• Species listed or proposed for listing as threatened or endangered under the California ESA; 

• Species that are recognized as candidates for future listing by agencies with resource 
management responsibilities, such as U.S. Fish and Wildlife Service, NOAA’s National Ma-
rine Fisheries Service, and California Department of Fish and Game; 

• Species defined by California Department of Fish and Game as California Species of 
Special Concern; 

• Species classified as Fully Protected by California Department of Fish and Game; 

• Plant species, subspecies, and varieties defined as rare or threatened by the California 
Native Plant Protection Act (California Fish and Game Code Section 1900, et seq.); 

• Plant species listed by the California Native Plant Society as List 1 and 2 and some List 3 
plants under CEQA (CEQA Guidelines Section 15380); and 

• Species that otherwise meet the definition of rare, threatened, or endangered pursuant 
to Section 15380 of the CEQA Guidelines. 

Potential occurrence of special-status species within the project area was evaluated by first de-
termining which special-status species occur in the region through literature and database 
searches. Database searches for known occurrences of special-status wildlife species focused 
on the San Geronimo and eight surrounding 7.5-minute USGS quadrangles (WRA, 2008). For spe-
cial-status plant species, database searches focused on the San Geronimo, San Rafael, Bolinas, 
and Novato USGS quadrangles (WRA, 2008). In May 2010, current databases were consulted as 
part of the Initial Study Checklist preparation to identify any new special-status species with re-
ported occurrences within the Spirit Rock project area, potential omissions, and changes in list-
ing status (CDFG, 2010; CNPS, 2010). Eight additional plant species were identified on the San 
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Geronimo, San Rafael, Bolinas, and Novato USGS quadrangles. Four new species of animals 
were identified on the San Geronimo and eight surrounding USGS quads not discussed in WRA 
(2008). These are discussed in further detail in the special-status plant and special-status animal 
discussions that follow.  

Special-status plants 

WRA’s initial review of resources and databases found that 38 special-status plant species have 
been documented in the vicinity of the project area. Initially, it was determined that the project 
area had the potential to support eleven of these species based on habitat types present. The 
remaining species were determined to be unlikely or have no potential to occur because they 
are limited to coastal or serpentine habitats, which WRA did not identify within the project area. 
However, serpentine grassland has subsequently been identified during field investigations and 
geologic surveys as occurring in the project area based on the presence of serpentine substrate 
and outcrops. Seven additional serpentine grasslands species are listed below and their poten-
tial for occurrence in the project area discussed. Based on more recent database searches and 
reported observations (May 2010), ten additional special-status species were identified as poten-
tially occurring within the Spirit Rock project area. These are also listed and discussed below. 

WRA determined that eleven species have moderate potential to occur and performed fo-
cused surveys to determine their presence (WRA, 2008). These species are: 

• Sonoma alopecurus (Alopecurus aequalis var. sonomensis)  

• Napa false indigo (Amorpha californica var. napensis)  

• Bent-flowered fiddleneck (Amsinckia lunaris)  

• Western leatherwood (Dirca occidentalis)  

• Marin checker lily (Fritillaria lanceolata var. tristulis) 

• Diablo helianthella (Helianthella castanea)  

• Wooly-headed lessingia (Lessingia hololeuca)  

• Mt. Diablo cottonweed (Micropus amphibolus)  

• Marsh microseris (Microseris paludosa)  

• North Coast semaphore grass (Pleuropogon hooverianus)  

• Point Reyes checkerbloom (Sidalcea calycosa ssp. rhizomata)  

Seven additional species were considered by WRA (2008) to have low potential to occur on the 
project area but are known to occur in grasslands, including serpentine grasslands, in the vicinity 
of the project area (CNDDB, 2010):  

• Fragrant fritillary (Fritillaria liliacea)  

• Hayfield tarplant (this taxa was addressed in WRA report as Hemizonia congesta ssp. leu-
cocephala, but is now included in H. congesta ssp. congesta; see below) 
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• Marin western flax (Hesperolinon congestum)  

• Santa Cruz tarplant (Holocarpha macradenia) 

• Tamalpais lessingia (Lessingia micradenia var. micradenia) 

• Tiburon buckwheat (Eriogonum luteolum var. caninum) 

• Mt. Tamalpais bristly jewel-flower (Streptanthus glandulosus ssp. pulchellus)  

Of the ten additional species identified in May 2010 as occurring in San Geronimo and three adja-
cent USGS quads, six have no potential to occur in the project area because they require habitat 
types not present, such as brackish marsh or coastal dunes. The remaining four species are: 

• San Francisco Bay spineflower (Chorizanthe cuspidata var. cuspidata) – typically occurs 
in coastal bluff scrub, dunes, and prairie with sandy soil. Only marginally suitable habitat 
(grassland) occurs in project area. Likelihood of presence in project area is very low. 

• Pale yellow hayfield tarplant (Hemizonia congesta ssp. congesta) – occurs in a variety of 
grassland settings. Suitable habitat does occur in project area. Likelihood of presence in 
project area is moderate. 

• Coast yellow leptosiophon (Leptosiphon croceus) – typically occurs in coastal bluff scrub 
and prairie; the only known occurrence in Marin County is believed to be extirpated (ex-
tinct in the area). Only marginally suitable habitat (grassland) occurs in project area. Li-
kelihood of presence in project area is very low. 

• Baker’s navarretia (Navarretia leucocephala ssp. bakeri) – typically occurs in vernal 
pools, meadows, and seeps; the only known occurrence in Marin County is a 1989 record 
from a vernal pool. Only marginally suitable habitat (seep) occurs in project area. Likelih-
ood of presence in project area is very low. 

WRA performed focused, protocol-level surveys during the peak blooming periods of the eleven 
species that they determined to have high or moderate potential to be present. No special-
status plant species were determined to be present within the project area. These focused sur-
veys were conducted on March 12, April 17, May 18, and October 22, 2007. While the additional 
eleven species listed above were not the primary focus of these surveys, the surveys did occur 
within the blooming period for all of these species, and none was observed. Protocol-level sur-
veys include identifying all plant species present to the level required to determine rarity. Ac-
cording to the plant list compiled by WRA, none of these additional eleven species were found. 
In addition, survey work completed by Conservation Resources Group did not find any special-
status plant species (Conservation Resources Group, 1985). No additional surveys or mitigation 
measures related to special-status plants are recommended.  

Special-status animals 

Forty-three special-status wildlife species have been recorded in the vicinity of the project area. 
Appendix C of the WRA report (2008) summarizes the potential for each of these species to oc-
cur within the project area. Nine were identified as having moderate to high potential for occur-
rence within the project area or are known to be present based on documented sightings, as 
discussed below. These include two bat, four bird, one reptile, and two amphibian species. Sal-
monids (e.g., steelhead and coho salmon) were determined to have low potential for occurring 
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in the project area; however, they are described in further detail due to their prevalence within 
the lower watershed and recent conservation work. The remaining species have no potential or 
are unlikely to occur due to lack of suitable habitat.  

Four additional special-status species were identified as potentially occurring within the Spirit 
Rock project area based on more recent database searches (May 2010). These included the 
San Pablo song sparrow, great blue heron, great egret, and western red bat. According to the 
CNDDB overlay, there is a reported occurrence of San Pablo song sparrow within a 5-mile buffer 
around the Spirit Rock project area (CDFG, 2010). This occurrence is not represented in Figure 3 
in WRA (2008); however, it appears in online mapping of the CNDDB. Song sparrows (Melospiza 
melodia) are rather ubiquitous throughout Marin County while the tidal marshes around San 
Francisco Bay support three distinct subspecies [including the San Pablo song sparrow (M. m. 
samuelis)]. The project area is outside of the range of the San Pablo song sparrow as mapped 
on the CNDDB and therefore that species is not included in the discussion below. Great blue he-
ron, great egret, and western red bat are discussed further. 

Mammals 

Pallid bat (Antrozous pallidus) – listed as California Species of Special Concern. The pallid bat is 
found in a variety of low-elevation habitats throughout California. It selects a variety of day 
roosts, including rock outcrops, mines, caves, hollow trees, buildings, and bridges. Night roosts 
are usually found under bridges but also occur in caves, mines, and buildings. Pallid bats are 
sensitive to roost disturbance. Unlike most bats, pallid bats primarily feed on large ground-
dwelling arthropods, and many prey are taken on the ground. This species has a moderate po-
tential for occurrence within the project area; mature hollow trees may provide roost habitat.  

Western red bat (Lasiurus blossevilli) – listed as California Species of Special Concern. The western 
red bat is found in a variety of habitats throughout California. It is a solitary species utilizing trees 
for roosting. It can be most commonly found roosting in edge habitats near streams, fields, and 
urban areas. Foraging occurs over a variety of habitats including woodlands, forests, grasslands, 
and shrublands where they take primarily insects. This species has a moderate potential for oc-
currence within the project area; roosting and foraging habitat is present. 

Hoary bat (Lasiurus cinereus) – listed as California Species of Special Concern. Hoary bats are 
found in diverse forest habitats with a mixture of forest and small open areas that provide edges. 
This species has been found in squirrel nests, woodpecker holes, and out in the open on the 
trunks of trees. Summer tree roosts are typically located along edge habitats close to feeding 
grounds. Most females rear young in deciduous trees, while males prefer to roost in conifers. Both 
sexes appear to prefer older trees as roosts, which they use for up to 5 weeks, perhaps because 
they provide greater safety. This species has a moderate potential for occurrence within the 
project area; trees and snags may provide roost habitat. 

Birds 

White-tailed kite (Elanus leucurus) – California Fully Protected species. Kites occur in low-
elevation grassland, agricultural, wetland, oak woodland, and savannah habitats. Riparian 
zones adjacent to open areas are also used. Nest trees range from single, isolated trees to trees 
within large contiguous forests. Preferred nest trees are extremely variable, ranging from small 
shrubs (less than 10 feet tall) to large trees (greater than 150 feet tall). This species has a high po-
tential for occurrence within the project area; trees contain suitable nesting habitat, and the 
grassland communities provide foraging habitat for this species. 
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Cooper’s hawk (Accipiter cooperi) – listed as California Species of Special Concern. Cooper’s 
hawks are widely distributed and occur in varied habitats, including deciduous, mixed, and ever-
green forests and riparian woodlands. This species is tolerant of human disturbance and habitat 
fragmentation and has been found to increasingly breed in suburban and urban areas. They nest 
in extensive forests, woodlots, and occasionally in isolated trees in more open areas. Cooper’s 
hawks are present within the project area and were observed during the biological assessment site 
visit. The mature trees within the project area may provide suitable nesting habitat for this species, 
and any areas in the project area that attract avian prey species may provide foraging habitat. 

Great egret (Ardea alba) – rookery sites are considered to be a sensitive resource. Great egrets 
occur in marshes, ponds, shores, and mudflats where they feed primarily on fish, but will also tak-
ing smaller animals. Nesting occurs in isolated pairs or colonies in tall trees or shrubs. For herons 
and egrets, pre-laying and courtship can begin as early as January to March with the nesting 
season extending into June to August or later for the San Francisco Bay region (Kelley et al., 
2006). This species has a high potential for occurrence within the project area; suitable foraging 
habitat is present. However, there are no known rookeries within the project vicinity. 

Great blue heron (Ardea herodias) – rookery sites are considered to be a sensitive resource. Great 
blue herons feed primarily in saline and freshwater habitats. Their diet comprises primarily fish, but 
they will also take smaller animals. Colonial nests are built in large trees or snags, often in association 
with great egrets. For herons and egrets, pre-laying and courtship can begin as early as January to 
March with the nesting season extending into June to August or later for the San Francisco Bay re-
gion (Kelley et al., 2006). This species has a high potential for occurrence within the project area; 
suitable foraging habitat is present. However, there are no known rookeries within the project vicinity. 

Merlin (Falco columbarius) – listed as California Species of Special Concern. Merlins are non-
breeding, wintering visitors to California. They prefer open to semi-open areas, probably to facili-
tate hunting. Groupings of trees or other windbreaks are required for roosting. Wintering merlins 
feed heavily on various species of small birds in areas where they are abundant. Merlins are 
present within the project area and were observed during the biological assessment site visit fly-
ing between tree cover. Any portion of the project area that may attract avian prey species 
may provide suitable foraging habitat for this species. 

Loggerhead shrike (Lanius ludovicianus) – listed as California Species of Special Concern. The 
loggerhead shrike is a common resident and winter visitor in lowlands and foothills throughout 
California. It prefers open habitats with scattered trees, shrubs, posts, fences, utility lines, or other 
perches. Nests are usually built on a stable branch in densely foliaged shrub or small tree and 
are usually well-concealed. While this species eats mostly arthropods, they also take amphibians, 
small to medium-sized reptiles, small mammals, and birds; they are also known to scavenge on 
carrion. This species has a high potential for occurrence within the project area. Suitable forag-
ing habitat is available; however, limited nesting habitat is scattered. 

Reptiles and Amphibians 

Western pond turtle (Actinemys marmorata) – listed as California Species of Special Concern. 
Western pond turtles inhabit perennial aquatic habitats, such as lakes, ponds, rivers, and streams 
that provide submerged cover and basking structures. They prefer to nest on unshaded slopes 
close to their aquatic habitat, and hatchlings require shallow water with relatively dense emergent 
and submergent vegetation for foraging. This species has a moderate potential for occurrence 
within the project area; suitable foraging habitat may be available for this species in the seasonal 
drainages, and they may nest in unshaded slopes with friable soils adjacent to aquatic habitats. 
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California red-legged frog (Rana draytonii) – federally listed as threatened and a California 
Species of Special Concern. California red-legged frog aquatic breeding habitat consists of 
standing bodies of fresh water, including natural and man-made ponds, slow moving streams or 
pools within streams, and other ephemeral or permanent waterbodies that typically become in-
undated during winter rains and hold water for a minimum of 20 weeks in all but the driest of 
years. Non-breeding aquatic habitat includes areas of fresh water, as described above, that do 
not remain inundated long enough for the species to hatch and complete its aquatic lifecycle 
but that do provide shelter, foraging, predator avoidance, and aquatic dispersal for juveniles 
and adults. This species has a moderate potential for occurrence within the project area. The 
seasonal drainages and wetlands are unlikely to support breeding because they may not pro-
vide sufficient water depths or durations and protection from high flows; however, suitable forag-
ing and dispersal habitat is present.  

Foothill yellow-legged frog (Rana boylii) – listed as California Species of Special Concern. Foothill 
yellow-legged frogs typically occur in or near rocky streams in a variety of habitats where they 
feed on both aquatic and terrestrial invertebrates. This species is known to occur in Lagunitas 
Creek below Peter’s Dam. They were identified by WRA (2008) as having a moderate potential 
for occurrence within the project area. However, this species typically requires perennial water 
sources. Foothill yellow-legged frogs may occur within the project area seasonally if they occupy 
surrounding stream channels.  

Salmonids. Steelhead and coho salmon are anadromous fish; they are born and rear in freshwa-
ter streams, migrate to the ocean to grow and mature, and return to freshwater to reproduce. 
They are known to occur throughout the San Geronimo Creek watershed where the project 
area is located. Steelhead (Oncorhynchus mykiss) are part of the central California coast Distinct 
Population Segment (DPS), which is federally listed as threatened by the National Marine Fishe-
ries Service. Coho salmon (O. kisutch), central California coast DPS, are both federally and state-
listed as endangered.  

WRA (2008) performed a qualitative assessment of potential fish passage barriers along the un-
named ephemeral tributary (Spirit Rock Creek) that runs through the project area. Four potential 
barriers were identified, and no fish were observed. Spirit Rock Creek is not known to support 
salmonids, and local reports indicate that no fish of any type have been observed in well over 20 
years. Suitable spawning habitat and hydrologic studies would be needed to determine if this 
reach could support salmonids (WRA, 2008).  

Native breeding birds 

Most bird species, with a few specific exceptions, are protected under federal and state laws. 
Under the federal Migratory Bird Treaty Act (MBTA), it is unlawful to take, kill, and/or possess mi-
gratory birds at any time or in any manner, unless the appropriate permits are obtained. Protec-
tions extend to active nests, eggs, and young birds still in the nest. Birds and their nests are also 
protected under California Fish and Game Code Sections 3503 and 3503.5. Disturbance activi-
ties in areas with suitable breeding habitat during the breeding period, typically mid-March to 
mid-August in this region (RHJV, 2004), can result in direct losses to nests or disturbance to nesting 
birds. While not currently present within the project area, heron and egret rookeries (colonial 
nest sites) are also protected under the above-mentioned regulations and are considered a 
sensitive resource by the California Department of Fish and Game. 
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DISCUSSION OF IMPACTS 

The proposed project includes constructing, improving, and relocating buildings, parking lots, 
roads, bridges, and footpaths. Changes to the existing, approved Master Plan are proposed to 
avoid, reduce, or mitigate for impacts on sensitive habitats, which include native grassland, ripa-
rian woodland, and seasonal wetlands and other waters, as well as nonnative annual grassland 
and oak-bay woodland. The proposed changes to the Master Plan will reduce wetland fill and 
loss of native bunchgrass habitat relative to the primary baseline.  

Primary Baseline:  The project would increase the maximum permitted building area by 5,924 
square feet over previously approved but not yet built improvements (an increase of 8%).    

Alternate Baseline:  The project would increase the development area by 34,950 square feet 
more than presently exists on-site (an increase of 84%), and increase the Master Plan maxi-
mum permitted building area by 5,924 square feet (an increase of 8%).  

a. Would the project reduce the number of endangered, threatened or rare species, including, 
but not necessarily limited to: (1) plants; (2) fish; (3) insects; (4) animals; and (5) birds listed as 
special-status species by state or federal resource agencies, or result in substantial alteration 
of their habitats? 

Impact A1. Proposed project would neither reduce the number of endangered, threatened, 
or rare plant species nor result in substantial alteration of their habitats (less than significant 
impact). 

All of the habitat types identified within the project area (native and nonnative grassland, ri-
parian woodland, bay forest and woodland, and seasonal wetlands) have potential to sup-
port one or more special-status plant species known to occur in the region. However, surveys 
conducted for the Biological Assessment found no special-status plant species on the site. 
The surveys were conducted within the blooming period of all special-status species that 
have the potential to occur. The likelihood of occurrence of any special status plant species 
is low. Under both the Primary and Alternate Baseline conditions, the project would preserve 
approximately 90% of the site for open space and agricultural uses and would protect po-
tential habitat for rare plant species from development. Under both Primary and Alternate 
Baseline conditions, the project would preserve the majority of the property in an undis-
turbed state and would not reduce the number of endangered, threatened or rare plant 
species. This impact is less than significant.  

Impact A2. Proposed project would not reduce the number of endangered, threatened, or 
rare wildlife species nor result in substantial alteration of their habitats (less than significant 
impact with mitigations incorporated). 

A number of special-status wildlife species have been documented in the project area, and 
potential habitat for some of these species is present. Under both the Primary and Alternate 
Baseline conditions, project activities could result in disturbance, displacement, or mortality 
to special-status animal species. However, protection measures will be in place to avoid sig-
nificant impacts. See Impacts and mitigation measures 7.b.5, 7.b.6, 7.b.7, 7.b.8, and 7.b.9 for 
discussion of measures to avoid impacts on special-status and common bats, breeding birds, 
reptiles and amphibians, terrestrial wildlife, and aquatic habitats and species, respectively. 
This is a potentially significant impact subject to mitigation. 
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Mitigation Measures 

See Mitigations 7.b.5, 7.b.6, 7.b.7, 7.b.8, and 7.b.9. 

b. Would the project substantially change the diversity, number, or habitat of any species of 
plants or animals currently present or likely to occur at any time throughout the year? 

Impact B1. The proposed project would substantially change the number and habitat of na-
tive grassland plants currently present on the site unless restoration measures are imple-
mented (less than significant impact with mitigation incorporated). 

BACKGROUND 

Many of the proposed changes to the existing Master Plan entail moving development out of ri-
parian areas and into nearby uplands. In some cases, these upland areas are native grassland. 
In comparison to the existing Master Plan, direct losses of native bunchgrass habitat due to build-
ing construction are reduced by 0.24 acres; see Table 7.1 below, based on WRA 2008. However, 
this reduction does not include additional impacts likely to occur from installation and operation 
of septic systems and a solar array. Native grasslands that would be affected by the wastewater 
system are among the areas currently protected by conservation easements but proposed to 
be exchanged for protection of other locations. 

Effects of proposed wastewater system: Five new wastewater drip dispersal fields are proposed. 
Four (Areas B, C, D, and E) are located within native grassland mapped by WRA and encompass 
a total of 72,140 square feet (1.66 acres). The fifth (Area A), which totals 10,700 square feet (0.25 
acres), may also occur within native grassland; none was mapped at this location by WRA, but na-
tive grasses were noted nearby on a site visit by Prunuske Chatham, Inc. (PCI) in 2009.  

The drip lines are to consist of ½-inch diameter polyethylene tubing with emitters spaced 24 
inches apart (Questa Engineering Corporation, 2008). The lines are to be installed 8 to 12 inches 
below the surface, spaced approximately 24 inches apart. Nitrogen content is expected to be 
20–30 mg/L or less; for comparison, naturally occurring nitrogen levels in percolating rainfall are 
estimated at 1 mg/L (Questa, 2008). Each area has an estimated capacity to accept 1,450 gal-
lons per day of wastewater, which corresponds to 0.21–0.47 gallons per day per square foot. 

Native California grassland species are known to be strongly influenced by availability of both 
water and nutrients, including nitrogen (Kolb, Enters, and Holzapfel, 2002; Huenneke et al., 1990; 
Morghan and Rice, 2006). Native Mediterranean-climate grassland species are adapted to low-
nutrient and low-summer water conditions. When more water and nutrients are available to 
plants, invasive species are more readily able to exploit those resources and outcompete na-
tives.  

Native grassland communities on the project site are likely to be negatively impacted by both 
the installation and operation of the proposed wastewater drip dispersion field. To install the drip 
lines, the areas would be plowed. Individuals of native perennial species, including the purple 
needlegrass dominant in native grassland in the project area, at this site, are not likely to survive 
the soil disturbance of plowing.  

Further, natural regeneration of natives after installation is complete is likely to be hindered by 
the addition of relatively nutrient-rich water throughout the year. Nonnative annual grasses and 
forbs are likely to establish in their place, resulting in a loss of native diversity and abundance. 
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The total acreage of native grassland that would be directly affected by the wastewater disper-
sal system is approximately 1.66–1.91 acres.  

Effects of proposed solar array: Another project element that is likely to negatively impact native 
grassland is the proposed installation of a solar panel array (labeled “Solar Farm” on drawings) 
between the proposed Meeting Hall and Dining Hall. This was not addressed in the Biological As-
sessment prepared by WRA. The array of 14 panels, shown on drawings 13 and 16, appears to 
be within mapped native grassland. The extent of the array is approximately 10,000 square feet 
(0.23 acres). An additional array shown near the proposed Teacher and Staff Village (drawing 
11) does not appear to be in sensitive habitat. 

The effects of solar panel arrays on native plant communities are not yet well studied. However, 
it is likely that shading grassland species adapted to full sun will have a negative impact on plant 
vigor, reproduction, and/or ability to withstand invasion by nonnative species. Details of solar in-
stallation are not given, but work commonly includes site grading, vegetation removal, place-
ment of gravel, and/or ongoing vegetation control by herbicides or other methods. Any of these 
would negatively affect the native grassland on the site.  

PRIMARY BASELINE CONDITIONS 

Effects of proposed building construction: While a number of buildings are proposed within 
mapped native grasslands, the overall acreage of these impacts is reduced relative to the 
existing, approved Master Plan.  

• Teacher and Staff Village: The plan proposes to replace existing temporary buildings with 
permanent structures. The previously approved layout included filling two isolated seep 
wetlands and limited native bunchgrass habitat. The proposed amendment reduces 
some of these impacts by moving one building out of one of the wetlands and eliminat-
ing two buildings that encroached on native grassland. The small (0.02-acre) seep wet-
land is proposed to be filled, and 0.22 acres of native grassland would still be impacted.  

• Community Meeting Hall/Administration/Entrance: The plan proposes to construct new 
buildings and relocate existing ones, moving the Administration Building and Meeting Hall 
back from riparian areas into adjacent uplands. The Meeting Hall is proposed to be built 
in an area that supports “varying densities of purple needlegrass and California oatgrass 
in an otherwise nonnative annual grassland with limited native forb diversity” (WRA 2008), 
impacting 0.39 acres of native grassland habitat. Other proposed relocations into upland 
areas would not be into native grassland habitat as mapped by WRA. 

• Retreat (Residence Halls & Dining Hall): Two new residence halls are proposed, replacing 
plans for two others near riparian areas. The newly proposed location for the residence 
halls is within native grassland mapped by WRA, impacting 0.04 acres. WRA describes this 
habitat as “severely fragmented” and providing “little habitat value.” The proposed lo-
cation for the dining hall is within a larger stand of bunchgrass habitat, impacting 0.33 
acres. This 0.33 acres includes a pedestrian pathway and outdoor seating areas adja-
cent to the proposed dining hall. 

  



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Spirit Rock Meditation Center – Master Plan Amendment  Marin County Community Development Agency 
Draft Initial Study/Mitigated Negative Declaration  September 2010 

152 

TABLE 7.1 
IMPACTS OF PROPOSED BUILDING CONSTRUCTION ON NATIVE BUNCHGRASS HABITAT  

Building Master Plan Amendment (ac) 

Teacher and Staff Village  0.22 

Meeting Hall  0.39 

Retreat: Residence Halls & Dining Hall 0.44 

Hermitage Commons 0.08 

Total 1.13 

TABLE 7.2 
TOTAL IMPACTS OF PROPOSED PROJECT ELEMENTS ON NATIVE GRASSLAND 

Project Element Master Plan Amendment (ac) 

Buildings 1.13 

Wastewater Dispersal System 1.66–1.91 

Solar Array 0.23 

Total 3.02 – 3.27 

ALTERNATE BASELINE CONDITIONS 

The project proposes to construct a number of buildings, a septic system, and solar array within 
mapped native grassland. The potentially significant impacts from construction of the septic sys-
tem and solar array are described above. This analysis focuses on the potential impacts that 
could result from construction of the new structures described in Table 7.3 and 7.4. The Master 
Plan Amendment proposes no modification to the 1988 Master Plan approval to facilities lo-
cated north of the Hermitage Commons and these facilities are not part of the project. 

TABLE 7.3 
IMPACTS OF PROPOSED BUILDING CONSTRUCTION ON NATIVE BUNCHGRASS HABITAT  

Building Master Plan Amendment (ac) 

Teacher and Staff Village  0.37 

Administration Building 0.17 

Meeting Hall  0.39 

Retreat: Residence Halls & Dining Hall 0.44 

Hermitage Commons 0.08 

Total 1.45 
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TABLE 7.4 
TOTAL IMPACTS OF PROPOSED PROJECT ELEMENTS ON NATIVE GRASSLAND 

Project Element Master Plan Amendment (ac) 

Buildings 1.45 

Wastewater Dispersal System 1.66–1.91 

Solar Array 0.23 

Total 3.34 – 3.59 

Under Primary and Alternate Baseline conditions, construction within native grasslands could re-
sult in long-term impacts to this community, a potentially significant impact. Under Primary Base-
line conditions, the total impact area on native grassland for all project elements is 3.02 to 3.27 
acres. Under Alternate Baseline conditions, the total impact area on native grassland for all 
project elements from existing conditions is 3.34 to 3.59 acres. Under Both Primary and Alternate 
Baseline conditions, implementation of mitigation measures MM.7.b.1 would reduce potential 
impacts on native grasslands to a less than significant level through habitat restoration. 

Mitigation B1. Native grassland restoration. 

Project impacts on native grassland habitat will be mitigated by selecting one or more areas of 
nonnative annual grassland to restore to native grassland. This restoration effort will be planned 
and carried out by qualified biologists and restoration specialists. The area to be restored will be 
equal or greater than disturbed native grassland, as determined by the County of Marin in con-
sultation with other relevant regulatory agencies. A restoration site with qualities conducive to 
native upland grassland establishment (e.g., appropriate slope, aspect, exposure, soils, eleva-
tion) and without serious invasive plant infestations will be selected. The restoration area will be 
outside of the riparian zone, since the native grassland species at this site would not thrive in a ri-
parian setting. Restoration areas will be adjacent to existing native grassland to increase 
chances of success and to reduce fragmentation effects on remaining undisturbed grassland. 

Transplanting existing bunchgrass individuals is suggested in the Biological Assessment as mitiga-
tion for impacts on native grassland. Transplanting will form the foundation of the mitigation 
strategy but will be supplemented by other approaches. WRA estimated that, in mapped 
bunchgrass habitat, density of native grasses ranged from 1 to 7 plants per square meter (WRA, 
2008). Assuming an average of 4 plants per square meter, or 0.37 plants per square foot, this cor-
responds to approximately 16,000 individuals per acre. For a total of 1.65 to 1.90 acres of native 
grassland impacted, 27,000 to 31,000 plants would be involved. A combination of transplanting 
and seeding of grasses will be used to mitigate for grassland impacts. Seed will be collected 
from the grassland to be affected and, if necessary, increased through nursery propagation. 
Compared to transplanting, seeding is less likely to be effective in establishing native perennial 
grasses, especially where competition from nonnative species is high. Therefore, transplanting 
will form the majority (more than 50% by area) of the bunchgrass regeneration efforts. 

Restoration of native grassland will include a diversity of native species found on the site, includ-
ing annual and perennial forbs in addition to perennial grasses.  

Any disturbance to the soil will involve a risk of allowing invasive species to become established. 
An invasive plant control program will be included in the native grassland mitigation plan. The 
program will include best management practices (BMPs) to follow during installation, an invasive 
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species monitoring plan, and follow-up treatments to control any increases in invasive plants 
post-restoration. 

A monitoring plan for evaluating success of the grassland restoration will be developed. Pre-
disturbance monitoring will be performed to assess initial conditions of undisturbed native grass-
land in the impact area. Success criteria will be based on these undisturbed conditions. Success 
of the mitigation will be demonstrated when: 

• Density of native grasses is at least 80% of native grass density in pre-disturbance condi-
tions; 

• Native species richness is at least 80% of native richness in pre-disturbance conditions; 
and 

• No new invasive nonnative species are established in the restored area. 

Monitoring will be carried out by botanists familiar with local plant species and trained in quan-
titative vegetation sampling. Monitoring will be performed each spring or early summer, when 
the greatest number of focal species are identifiable, with an additional visit in late summer to 
identify late-blooming species, including nonnative invasive species. Native grass density and 
species richness will be determined within randomly located quadrants placed throughout the 
study area. The number of samples will be sufficient to characterize these parameters with a 
confidence level of at least 80% and a precision level of 90%. Presence of new invasive nonna-
tive species will be determined by a search throughout the entire study area. The monitoring 
plan will establish further details of assessment methods appropriate to determining whether 
success criteria are met. 

Monitoring and reporting will occur for five years after planting. If needed, strategies to improve 
restoration success will be identified and implemented on an annual basis. 

MM 7.b.1 The project sponsor shall restore native grasslands that are disturbed by 
project construction where the native grasslands comprise more than 10% of 
the groundcover. To implement this mitigation, the applicant shall submit a re-
source enhancement plan in conjunction with their Precise Development Plan 
application that includes a native grassland restoration component. The 
grassland restoration component shall ensure the restoration of native grass-
land communities that are disturbed or displaced by construction. The resto-
ration shall be planned and carried out by qualified biologists and restoration 
specialists. The area to be restored will be equal or greater than disturbed na-
tive grassland. The restoration plan shall include a monitoring component and 
shall demonstrate that native grasslands are restored and replaced to meet 
the following: 

• Density of native grasses is at least 80% of native grass density in pre-
disturbance conditions; 

• Native species richness is at least 80% of native richness in pre-
disturbance conditions; and 

• No new invasive nonnative species are established in the restored area. 
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Timing/Implementation: Prior to approval of the Precise Development 
Plan, and during and after construction 

Enforcement/Monitoring: Marin County CDA 

Impact B2. Proposed project would not substantially change the diversity or amount of riparian 
or California bay woodland habitats (less than significant impact with mitigation incorporated). 

PRIMARY BASELINE COMPARISON 

The proposed Master Plan Amendment would result in the relocation of structures that have 
been approved within the SCA but that are not yet constructed (Table 1.1 - Approved and Not 
Yet Built Structures to be Relocated), and the removal of several structures that have been built 
within the SCA (Table 1.2 - Existing Structures to be Removed or Relocated). The Master Plan 
Amendment proposes no modification to the 1988 Master Plan approval to facilities located 
north of the Hermitage Commons and these facilities are not part of the project. 

Development associated with the Community Center and Retreat subareas is clustered around 
Spirit Rock Creek. The project has received entitlements to develop components of the Spirit 
Rock Master Plan in these locations and within the SCA. In addition to relocating the existing 
buildings identified in Table 1.1 (Approved and Not Yet Built Structures to be Relocated), the 
project would also relocate several structures that were previously approved within the SCA to a 
location that is 100 feet from the nearest creek as summarized below and discussed in greater 
detail in Section 1 (Land Use and Planning). 

• Administration Building: This approved structure is within 75 feet of Spirit Rock Creek, and 
would be relocated to a site that is more than 100 feet from the nearest creek. 

• Meeting Hall: This approved structure is within 50 feet of Spirit Rock Creek and would be 
relocated to a site that is more than 100 feet from the nearest creek. 

• Residence Halls: These three residence halls were approved within 25 feet of Spirit Rock 
Creek, and would be consolidated into two structures that would be located within 30 
feet of Spirit Rock Creek. 

• Dining Hall:  The approved structure is located outside of the SCA and would be relo-
cated to a site that is within 60 feet of Spirit Rock Creek. 

• Hermitage Commons:  The previously approved structure is located within 60 feet of a 
seasonal drainage course, and would be relocated to a site that is more than 100 feet 
from a watercourse. 

The proposed relocations represent a reduction in impacts to riparian habitat. In comparison to 
the existing plan, the proposal reduces impacts on riparian habitat by 0.22 acres.  
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TABLE 7.5 
CONSTRUCTION IMPACTS ON RIPARIAN AND BAY WOODLAND HABITAT  

Sensitive Feature Previously Approved Im-
pacts (ac) 

Master Plan Amendment 
(ac) Net Change (ac) 

Retreat – riparian/bay 
woodland 0.25 0.06 -0.19 

Hermitage Commons – ri-
parian/bay woodland 0.02 0 -0.02 

Hermitage Commons – 
creek 0.01 0 -0.01 

Total 0.28 0.06 -0.22 

Under the Primary Baseline conditions, the project proposes to construct a Dining Hall within 60 feet 
of a seasonal drainage. The Dining Hall would be located on the east side of the main driveway 
access to the site on an open grassy hillside. In this location, the Dining Hall is separated from the 
seasonal drainage by the existing road, and would not result in the removal of existing riparian or 
bay woodland habitat, but construction of the Dining Hall could result in inadvertent damage to 
vegetation from construction staging activities (e.g. materials storage, stockpiling,) in nearby ripa-
rian and bay woodland areas, a potentially significant impact. The proposal to remove existing 
and previously approved structures from the SCA would have a long-term beneficial impact on ri-
parian and by woodland habitat on the project site, and mitigation measure MM.7.b.2 would re-
duce potential impacts from construction of the proposed resident halls to a less than significant 
level by minimizing vegetation removal in the project vicinity and ensuring site restoration to pro-
tect the riparian  

ALTERNATE BASELINE COMPARISON 

The project proposes to remove or relocate existing structures in compliance with SCA policies. 
The project also proposes to construct a new Dining Hall that would be located within 60 feet of 
Spirit Rock Creek, and two new resident halls that would be located within 30 feet of Spirit Rock 
Creek. Table 1.3  (Proposed New, Relocated and Removed Structures) provides a summary of 
the proposed construction, relocation and removal of structures located within the SCA as 
summarized below and discussed in greater detail in Section 1 (Land Use and Planning). 

• Residence Halls: Two new structures would be built within 25 feet of a seasonal drainage. 

• Dining Hall:  The new Dining Hall would be constructed within 60 feet of a seasonal drai-
nage.  

• Administration Trailer: The existing trailer is within 10 feet of a seasonal drainage would be 
relocated more than 100 feet from a seasonal drainage. 

• Meeting Hall: The existing meeting hall is located within 35 feet of a seasonal drainage, 
and would be relocatedto a site that is more than 100 feet from a seasonal drainage. 

• Trailer: An existing trailer located within 45 feet of a seasonal drainage would be re-
moved from the site. 
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• Shed:  An existing shed located within 95 feet of a seasonal drainage would be removed 
from the site. 

Under Alternate Baseline conditions, the project proposes to construct two new resident halls with-
in 30 feet of a seasonal drainage and within 13 feet of riparian vegetation. The proposed resident 
halls would be located outside of the riparian and bay woodland habitat in an area of the project 
site that has already been disturbed and is currently developed with a roadway. By reusing an al-
ready disturbed portion of the site for the proposed resident halls, the project would not substan-
tially alter existing riparian or bay woodland habitat, but construction of the resident halls could re-
sult in inadvertent damage to vegetation located adjacent to the building site, a potentially 
significant impact.  

Under the Alternate Baseline conditions, the project also proposes to construct a Dining Hall within 
60 feet of a seasonal drainage. The Dining Hall would be located on the east side of the main dri-
veway access to the site on an open grassy hillside. In this location, the Dining Hall is separated 
from the seasonal drainage by the existing road, and would not result in the removal of existing ri-
parian or bay woodland habitat, but construction of the Dining Hall could result in inadvertent 
damage to vegetation from construction staging activities (e.g. materials storage, stockpiling) in 
nearby riparian and bay woodland areas, a potentially significant impact.  

Under Alternate Baseline conditions, the proposal to remove existing structures from the SCA would 
have a long-term beneficial impact on riparian and by woodland habitat on the project site, and 
mitigation measure MM.7.b.2 would reduce potential impacts from construction of the proposed 
resident halls to a less than significant level by minimizing vegetation removal in the project vicinity 
and ensuring site restoration to protect the riparian and bay woodland habitat. 

MM 7.b.2 The project sponsor shall submit a construction management and revegeta-
tion plan in conjunction with their Precise Development Plan application that 
includes the following provisions to govern construction activity for the relo-
cated residences and Dining Hall in the retreat area adjacent to riparian/bay 
woodlands consistent with the SCA policies contained in the CWP: 

• Vegetation removal will be minimized to the maximum extent prac-
ticable during all work activities. Grading limits will be clearly flagged 
to minimize disturbance from construction equipment. 

• Native trees greater than 12 inches diameter at breast height that are 
removed as a result of construction activities will be replaced at a 
minimum 3:1 ratio with equivalent native species. Native trees less 
than 12 inches diameter at breast height will be replaced at a 1:1 ra-
tio. All propagules used for native plantings will be obtained from local 
nursery stock, if available. The applicant shall provide a revegetation 
plan that identifies the location and container size of all replacement 
trees for review and approval by the County. The revegetation plan 
shall incorporate BMPs to prevent transmission of Sudden Oak Death. 

• All disturbed areas will be revegetated with native plantings and/or a 
native seed mix as soon as practicable to minimize erosion and re-
cruitment of invasive non-native plant species. Best management 
practices that avoid dispersal of invasive nonnative plants will be 
used, including using only certified, weed-free materials dominated by 
native species for erosion control and revegetation. 
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• Temporary exclusionary fencing (e.g., silt fence – a piece of synthetic 
filter fabric, also called a geotextile) will be installed along the peri-
phery of the work areas, including around all riparian areas. This tem-
porary fencing will prevent debris and sediment from entering adja-
cent habitats during building removal and construction.  

• See MM 7.b.9 for additional mitigation measures.  

Timing/Implementation: Prior to approval of the Precise Development 
Plan, and during and after construction 

Enforcement/Monitoring: Marin County CDA 

Impact B3. Proposed project would not substantially change the diversity or amount of wetland 
habitat (less than significant impact with mitigation incorporated). 

PRIMARY BASELINE COMPARISON 

One important goal of the proposed Master Plan Amendment is to reduce impacts on wetland 
habitat. For this reason, the Master Plan Amendment proposes to adjust the Development Area 
Boundary (DAB) to preclude development, and related fill, in the most eastern wetland area in 
the Teacher and Staff Village. This adjustment would reduce the potential wetland fill by 0.04 
acres as described below. In the Teacher and Staff Village, one small (0.02-acre) seep wetland 
would be filled for the replacement of temporary with permanent buildings. Overall, the pro-
posed Master Plan Amendment will result in a net reduction in wetland impacts.  

TABLE 7.9 
CONSTRUCTION IMPACTS ON WETLAND HABITAT – CHANGES FROM EXISTING MASTER PLAN 

Sensitive Feature  Previously Approved Im-
pacts (ac) 

Master Plan Amendment 
(ac) Net Change (ac) 

Teacher and Staff Village  0.06 0.02 -0.04 

Though the area of wetland disturbance would be reduced as the result of the proposed Master 
Plan Amendment, the loss of wetlands is considered a potentially significant impact, as is potential 
disturbance to wetland areas from construction activity. Mitigation measure MM.7.b.3 would re-
duce potential impacts from construction within the Teacher and Staff Village on wetland habi-
tat to less than significant. The conclusions in this section relate to the physical impacts of devel-
opment. Refer to Section 1 (Land Use and Planning) for a discussion of policy implications.  

ALTERNATE BASELINE COMPARISON 

The existing Development Area Boundary (DAB) contains two wetlands located within the 
Teacher and Staff Village and provides no buffer between improvements and the wetland 
areas. The project proposes to modify the existing DAB to protect the most easterly wetland 
area by placing it outside of the DAB. The proposed DAB would provide a buffer of approx-
imately 5 feet from the wetland where none presently exists. This proposed change would in-
crease the amount of protected wetland habitat on the project site, contributing to wetland di-
versity in the project vicinity. 
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Though the potential area of wetland disturbance would be reduced as the result of the proposed 
DAB adjustments, the loss of wetlands is considered a potentially significant impact, as is potential 
disturbance to wetland areas from construction activity. Mitigation Measure MM.1.a.1 would re-
duce this impact to a less than significant level by requiring a minimum separation of 20 feet be-
tween wetland areas proposed development. As an alternative, mitigation measure MM.7.b.3 
would reduce potential impacts from construction within the Teacher and Staff Village on wet-
land habitat. The conclusions in this section relate to the physical impacts of development. Refer 
to Section 1 (Land Use and Planning) for a discussion of policy implications.  

The 1988 CEQA Document includes a mitigation measure requiring installation of a westbaound de-
celeration lane on Sir Francis Drake Boulevard at the project entrance.  Mitigation measure MM.6.e 
requires construction of this improvement before the on-site population may be increased.  Under 
both the Primary and Alternate Baseline conditions, Sir Francis Drake is a developed roadway that 
abuts roadside drainages that may contain wetland areas, and is adjacent to an on-site wetland in 
the front pasture area on the project site.  While the Sir Francis Drake Boulevard has been developed 
with generous shoulders that may be used to accommodate a deceleration lane, it is also possible 
that implmenentation of this mitigation meauser could result in wetland disturbance or the loss of 
wetlands, a potentially significant impact, from construction activity. Mitigation measure MM.7.b.3 
would reduce potential impacts from construction of a deceleration lane on wetland habitat. 

MM 7.b.3 The project sponsor shall ensure that the project is constructed in a manner 
that minimizes disturbance of wetland resources and ensure that impacted 
wetland areas are replaced at a 2:1 ratio. To implement this mitigation meas-
ure, the applicant shall submit a resource enhancement plan at the time they 
file the Precise Development Plan that includes the following wetland restora-
tion and replacement measures for construction activity consistent with the 
WCA policies contained in the CWP. 

• Prior to construction, the project sponsor shall obtain appropriate 
County, state and federal permits for impacts to wetlands and/or oth-
er waters of the U.S. This will include, but is not limited to, obtaining 
permits from the County, U.S. Army Corps of Engineers, San Francisco 
Bay Regional Water Quality Control Board, and/or California Depart-
ment of Fish and Game. The conditions of these agreements shall 
serve as additional provisions. 

• The project sponsor shall compensate for the loss of the jurisdictional 
wetland at a ratio of 2:1 (or as agreed upon by the permitting agen-
cies) within the project area. The restoration effort shall include con-
structing a man-made mitigation wetland in the horse pasture adjacent 
to Sir Francis Drake Boulevard and wetland plant revegetation. The 
newly constructed wetland shall be 0.4 acres, a 2:1 impact ratio. It shall 
be buffered from the development by a 25-foot upland buffer planted 
with native grass and shrub species. It shall require implementation of a 
5-year monitoring program with applicable performance standards, in-
cluding but not limited to, establishing 80% survival rate of restoration 
plantings, absence of invasive plant species, absence of erosion fea-
tures, and presence of a functioning, self-sustainable wetland system.  

Timing/Implementation: Prior to, during, and after construction 

Enforcement/Monitoring: Marin County CDA 
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Impact B4. Proposed project would not substantially change the diversity or amount of annual 
grassland habitat (less than significant impact). 

Impacts on annual grasslands are not quantified in the Biological Assessment because this habi-
tat is not considered sensitive. Annual grasslands are dominated by common nonnative species, 
including many species considered to be invasive. If any construction occurs within annual 
grasslands, their extent within project boundaries could be reduced slightly. However, annual 
grassland is abundant throughout the undeveloped portions of the site and adjacent lands. No 
loss of plant or animal diversity is expected under either Baseline conditions or Alternate Baseline 
conditions. 

Mitigation B4. No mitigation is necessary. 

Impact B5. Proposed project would not substantially change the diversity, number, or habitat of 
any special-status or common bat species (less than significant impact with mitigation incorpo-
rated). 

Under both Baseline and Alternate Baseline Conditions, there is the potential for impact on spe-
cial status bat species. Three special-status bat species — pallid bat, hoary bat, and western red 
bat — have moderate potential to occur within the project area, and additional bat species 
may utilize the site for foraging and roosting as well. Construction activities are not likely to dis-
rupt the foraging behavior of bats as they are mostly nocturnal, and work will be restricted to 
daylight hours. However, project activities may result in disturbance, displacement, or mortality 
of bats. Direct impacts (e.g., removal of trees supporting roosts) would adversely affect any bat 
species and be considered significant. By preserving approximately 90% of the project site for 
agricultural and open space uses, the project would protect a number of existing trees that can 
provide roosting habitat for special-status or common bat species. Consequently, the project 
would have a less than significant impact on roosting habitat in the project area. 

MM 7.b.5 The project sponsor shall ensure that the project is constructed in a manner that 
avoids bat roosting habitat. To implement this mitigation measure, the applicant 
shall, at the time of Precise Development Plan application, submit a resource en-
hancement plan that includes the following species protection measures for site 
construction activity: 

• Prior to commencing work, a qualified biologist will survey the site for 
bat roosts. If occupied roosting habitat is identified, removal of roost 
trees would not be allowed until the roost is unoccupied.  

• All construction crew members will be trained by a qualified biologist on 
the status, life history characteristics, and avoidance measures for bats.  

• Construction will be limited to daylight hours to avoid interference with 
the foraging abilities of bats.  

Timing/Implementation: Prior to Precise Development Plan Approval, 
and prior to and during construction 

Enforcement/Monitoring: Marin County CDA 
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Impact B6. Proposed project would not substantially change the diversity, number, or habitat of 
any special-status and common breeding bird species (less than significant impact with mitiga-
tion incorporated). 

Under both Primary and Alternate Baseline conditions, there is the potential for impact on spe-
cial status or breeding bird species. Project activities could result in direct impacts on breeding 
birds and their offspring through nest destruction and mortality. Indirect impacts are likely to occur 
as a result of increased human presence and noise which could disrupt breeding activity. Several 
special-status bird species, including but not limited to, white-tailed kite, Cooper’s hawk, and log-
gerhead shrike, have high potential or are present within the project area, and additional bird 
species may utilize the site for breeding as well. Native breeding birds are protected under the 
federal Migratory Bird Treaty Act and California Fish and Game Code (Sections 3503 and 3503.5).  

MM 7.b.6 The project sponsor shall ensure that the project is constructed in a manner that 
avoids bird nesting habitat. To implement this mitigation measure, the applicant 
shall, at the time of Precise Development Plan application, submit a resource en-
hancement plan that includes the following species protection measures for site 
construction activity: 

• Construction activities should occur outside of the critical breeding 
period (mid March through mid August). If activities must occur during 
the normal breeding season, work areas will be surveyed by a quali-
fied biologist prior to commencing.  

• If active nests or behavior indicative of nesting are encountered, 
those areas plus a 50-foot buffer for small songbirds and 250-foot buf-
fer for larger birds (e.g., owls, raptors) designated by the biologist will 
be avoided until the nests have been vacated.  

• Ongoing construction monitoring will occur to ensure no nesting activi-
ty is disturbed.  

• If state and/or federally listed birds are found breeding within the 
project area, activities will be halted and consultation with the Cali-
fornia Department of Fish and Game and U.S. Fish and Wildlife Service 
will occur; the conditions of these agreements will serve as additional 
provisions. 

Timing/Implementation: Prior to Precise Development Plan approval, 
and prior to and during construction 

Enforcement/Monitoring: Marin County CDA 

Impact B7. Proposed project would not substantially change the diversity, number, or habitat of 
any special-status and common reptile or amphibian species (less than significant impact with 
mitigation incorporated). 

Under both Baseline and Alternate Baseline conditions, there is the potential for impact on spe-
cial status reptile or amphibian species. Project activities may result in direct impacts on special-
status and common reptiles and amphibians through disturbance, displacement, or mortality. 
One special-status reptile, western pond turtle, and two special-status amphibians, foothill yel-
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low-legged frog and California red-legged frog, have moderate potential for occurrence within 
the project area.  

MM 7.b.7 The project sponsor shall ensure that the project is constructed in a manner that 
avoids special status reptile and amphibian habitat. To implement this mitigation 
measure, the applicant shall, at the time of Precise Development Plan applica-
tion, submit a resource enhancement plan that includes the following species pro-
tection measures for site construction activity: 

• A preconstruction survey for special-status western pond turtle, Cali-
fornia red-legged frog, and foothill yellow-legged frog will occur prior 
to beginning work within 100 feet of streams and wetlands, and work 
will only occur in areas that have been surveyed and have either 
been found to contain no special status reptile and amphibian spe-
cies, or have been adequately protected from construction activity 
by fencing and/or other barriers that protect the habitat as directed 
by a qualified biologist.   

• All construction crews will be trained by a qualified biologist on the 
status, life history characteristics, and avoidance measures for special-
status and common reptile and amphibian species.  

• Temporary wildlife exclusionary fencing (e.g., silt fence – a piece of 
synthetic filter fabric, also called a geotextile) will be installed along 
the periphery of the work areas, including around all wetlands and ri-
parian areas. This temporary fencing will preclude animals from enter-
ing the work site and prevent construction debris from entering adja-
cent aquatic habitats.  

Timing/Implementation: Prior to Precise Development Plan approval and 
prior to and during construction 

Enforcement/Monitoring: Marin County CDA 

Impact B8. Proposed project would not substantially change the diversity, number, or habitat of 
any common terrestrial wildlife species (less than significant impact with mitigation incorpo-
rated).  

Under both Primary and Alternate Baseline conditions, there is the potential for impact on com-
mon terrestrial species. Project activities will require existing habitats to be modified or destroyed, 
potentially resulting in disturbance, displacement, or mortality of common terrestrial wildlife spe-
cies (e.g., reptiles, amphibians, and mammals). Mobile wildlife species would be displaced as 
part of the initial construction activities, but these species would likely colonize adjacent habi-
tats. Direct mortality could result to less-mobile species.  

MM 7.b.8 The project sponsor shall ensure that the project is constructed in a manner that 
avoids common terrestrial species habitat. To implement this mitigation measure, 
the applicant shall, at the time of Precise Development Plan application, submit 
a resource enhancement plan that includes the following species protection 
measures for site construction activity: 
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• A preconstruction survey (on the day preceding work and/or ahead of 
the construction crew) will be performed prior to any major site distur-
bance, such as grading. Where   terrestrial species are observed within 
the project area or immediate surroundings, these areas will be avoided 
until the animal(s) has (have) vacated the area, and/or the animal(s) will 
be relocated out of the project area by a qualified biologist.  

• The site will be surveyed periodically during construction to ensure that 
no terrestrial species are being impacted by construction activities.  

Timing/Implementation: Prior to Precise Development Plan approval and 
prior to and during construction 

Enforcement/Monitoring: Marin County CDA 

Impact B9. Proposed project would not substantially change the diversity or amount of aquatic 
habitats and species (less than significant impact with mitigation incorporated). 

Under both Primary and Alternate Baseline conditions, there is the potential for impact on aqua-
tic habitats and species. Project activities have the potential to impact downstream aquatic 
habitat and species by affecting water quality. There are a number of sensitive aquatic habitats 
within the Project Area including jurisdictional wetlands and stream channels. Downstream aq-
uatic habitats also support federally and state-protected salmonids. Implementation of BMPs 
during construction can minimize the potential for impacts on these resources.  

MM 7.b.9 The project sponsor shall ensure that the project is constructed in a manner that 
avoids aquatic habitat and species. To implement this mitigation measure, the 
applicant shall, at the time of Precise Development Plan application, submit a re-
source enhancement plan that includes the following species protection meas-
ures for site construction activity: 

• Work will be performed in isolation of any flowing water.  

• Erosion control measures will be utilized throughout all phases of con-
struction where sediment runoff from exposed slopes threatens to en-
ter the water. At no time will silt laden runoff be allowed to enter 
stream channels or wetlands or be directed to where it may enter 
these habitats.  

• Excavated material will be disposed of properly with erosion control 
measures in place.  

• Throughout construction, a qualified biologist will monitor to ensure 
water quality standards are being met and sediment is not entering 
the watercourse.  

• A preconstruction training session will be provided for construction crew 
members by the qualified biologist. The training will include a discussion 
of the sensitive biological resources within the project area and poten-
tial impacts of accidental sediment releases. This will include a discus-
sion of species habitat, protection measures to ensure species are not 
impacted by project activities, and project boundaries.  
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• New development will be designed, constructed, and maintained to 
result in no increase in runoff to adjacent aquatic habitats. Low Im-
pact Development (LID) techniques, including pervious pavements 
and path surfaces, and bioswales will be used to interrupt the flow of 
water and allow it to percolate into the soil.  

• Additional water withdrawls will be minimized through development of 
alternative water sources.  

Timing/Implementation: Prior to Precise Development Plan approval and 
prior to and during construction 

Enforcement/Monitoring: Marin County CDA 

c. Would the project introduce new species of plants or animals into an area, or improvements or 
alterations that would result in a barrier to the migration, dispersal, or movement of animals? 

Impact C1. The proposed project has potential to introduce new species of plants into the area 
unless mitigation measures are implemented; however, the introduction of new animals is unlike-
ly (less than significant impact with mitigation incorporated). 

Under both Primary and Alternate Baseline conditions, the project has the potential to intro-
duce new plant species to the project area. The project proposal indicates that all landscap-
ing is to consist of locally adapted, native plants. However, because invasive species readily 
spread into disturbed habitats, any soil-disturbing activities, including construction, landscaping, 
and restoration plantings, have potential to facilitate the establishment of new species of plants 
to a site unless BMPs are followed. Weed seed can be transported onto a site via construction 
and landscaping equipment. Plants, seeds, straw, and mulch purchased for restoration or 
landscaping can contain seeds of noxious nonnative species.  

Changes requested by the Master Plan Amendment are unlikely to result in the deliberate in-
troduction of a new animal species. As noted above, invasive species are readily spread 
during soil-disturbing activities. Inadvertent introduction of any new animal species through 
plant introductions can be minimized through implementation of BMPs. Mitigation measure 
MM 7.c.1 is proposed to avoid or reduce potential impacts to a less than significant level. 

MM 7.c.1 The project sponsor shall ensure that the project is constructed in a manner 
that avoids introducting or facilitating the spread of invasive plant species. To 
implement this mitigation measure, the applicant shall, at the time of Precise 
Development Plan application, submit a resource enhancement plan that 
includes the following provisions to avoid introduction of nonnative spe-
cies to the site:  

• Any seed, straw, or mulch brought into the site will be free of nonnative invasive 
species.  

• Construction vehicles and other landscaping equipment will be cleaned of seed 
and soil from other sites before entering new areas.  

• Revegetation of disturbed soil will occur promptly after disturbance. 
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Restoration activities for wetland mitigation and native bunchgrass mitigation 
will entail soil disturbance. BMPs will be carefully followed at all times. Both res-
toration sites and donor sites will be monitored post-installation for any in-
creases in invasive nonnative species; see Impact B1. A plan will be devel-
oped for control of any invasive species detected in these areas. 

Timing/Implementation: Prior to Precise Development Plan approval, 
and prior to and during construction 

Enforcement/Monitoring: Marin County CDA 

Impact C2. The proposed project would not substantially change the ability of animals to mi-
grate, dispersal, or move between habitats (less than significant impact). 

Many of the proposed changes to the Master Plan Amendment are centered along roadways 
and existing development areas. Under both Baseline and Alternate Baseline conditions, these 
areas already represent barriers to migration, dispersal, and movement of animals. Future devel-
opment will be removed from critical movement corridors, such as riparian woodlands, and will 
not substantially alter the ability of animals to disperse and move between habitats.  

Mitigation C2. No mitigation is necessary.  

CONCLUSION REGARDING BIOLOGICAL RESOURCE 

Implementation of the proposed project, as mitigated, would result in less than significant im-
pacts on biological resources when analyzed under both the Primary and Alternate Baseline 
conditions.  
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For Primary and Alternate Baseline Conditions Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact No Impact 

8. ENERGY AND NATURAL RESOURCES. Would the project: 

a) Substantially increase demand for existing ener-
gy sources, or conflict with adopted policies or 
standards for energy use? (source #(s): 1f and 16) 

    

b) Use non-renewable resources in a wasteful and 
inefficient manner? (source #(s): 1f and 16) 

    

c) Result in the loss of significant mineral resource 
sites designated in the Countywide Plan from 
premature development or other land uses 
which are incompatible with mineral extrac-
tion? (source #(s): 1f and 16) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Natural Resources (Section H) and found that building 
materials for the project are readily available from numerous sources in Marin County and will 
not represent an unusual decrease in the availability of natural resources. The analysis also con-
cluded that the scale, type and nature of this project will not require substantial amounts of 
energy for either construction or maintenance purposes. Because no potentially significant im-
pacts were identified, the 1988 CEQA Document does not contain mitigation measures related 
to energy and natural resources.      

DISCUSSION OF IMPACTS 

Under both Primary and Alternate Baseline Conditions, potential impacts to energy consumption 
would result from construction activities and project operations, while potential impacts to natu-
ral resources would primarily result from construction related consumption of materials. The anal-
ysis considers operating conditions at build out. The operating baseline is the same for both the 
Primary and Alternate Baseline conditions, build out conditions are the same for both the Primary 
and Alternate Baseline conditions, and the changes from the Master Plan Amendment would 
apply equally to both conditions. Consequently, the analysis of operating impacts is the same 
for each condition.  

Construction related energy and natural resource impacts will be a function of the scope, type, 
length, and duration of construction activity. Though the project would result in more construc-
tion activity in comparison to the Alternate Baseline conditions than to the Primary Baseline con-
ditions, neither condition would result in construction activity that would expend a great amount 
of energy or require significant natural resources. The following analysis utilizes Alternate Baseline 
conditions to draw conclusions about the potential for impact because construction activity 
compared to the Alternate Baseline would result in the greatest potential for impact. 
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a. Would the project substantially increase demand for existing energy sources, or conflict with 
adopted policies or standards for energy use? 

Existing electrical energy usage is approximately 271,000 kilowatt-hours (kWh) per year (this 
includes the savings from an existing photovoltaic array), and propane gas consumption is 
estimated to be 18,000 gallons per year or 1.44 x 10* British thermal units (BTUs) (* = to the 
9th), the equivalent of 422,000 kWh per year. The applicant preliminarily estimates that pro-
pane equivalent energy use would drop from 422,000 kWh to 295,000 kWh per year, and 
electrical use would grow to 316,000 kWh per year. The proposed project also includes the 
installation of additional photovoltaic arrays estimated to generate a peak of 171 kW that 
would be used to offset the increase in electrical demand. The Pacific Gas and Electric 
Company has adequate facilities in the project vicinity (Rayburn, 2010) to provide electrical 
service to the project site. Gas service to the site is provided by propane tanks. Increased 
demand for propane gas could result in more frequent delivery of gas, but available supplies 
are adequate to accommodate such an increase in demand. The project proposes to install 
new photovoltaic service on free standing arrays of solar panels located next to the Teacher 
and Staff Village and the Meeting Hall. These installations would be used to supplement the 
existing power sources.  

The introduction of additional photovoltaic services on site, improved energy efficiency 
through proposed building orientation and construction practices, and compliance with 
CBC Title 24 standards and County energy policies would result in improved energy efficien-
cy on-site and would not result in a substantial increase in demand for energy. Consequent-
ly, this is a less than significant impact. 

b. Would the project use non-renewable resources in a wasteful and inefficient manner? 

Building materials for the proposed project are readily available from numerous sources in 
Marin County and will not represent an unusual decrease in the availability of natural re-
sources. As a standard condition of approval, the Community Development Agency will re-
quire the applicant to submit a Recycling and Reuse Plan to demonstrate that at least 50% 
of materials generated from the project will be reused or recycled. Prior to final inspections, 
the project sponsor will be required to submit receipts and reports confirming that the project 
has been constructed in compliance with the Recycling and Reuse Plan. Finally, the overall 
scale of this project will not require substantial amounts of energy for either construction or 
maintenance purposes, thus resulting in a less than significant impact. 

c. Would the project result in the loss of significant mineral resource sites designated in the 
Countywide Plan from premature development or other land uses which are incompatible 
with mineral extraction? 

The CWP does not designate the project site as one of eight mineral resource sites within the 
County of Marin that has been designated by the California State Department of Conserva-
tion Division of Mines and Geology as having mineral resources that merit protection from 
development. Therefore, there is no impact.  

CONCLUSION REGARDING ENERGY AND NATURAL RESOURCES 

Implementation of the proposed project would have less than significant impact upon energy or 
natural resources when analyzed under both the Primary and Alternate Baseline conditions. 
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For Primary and Alternate Baseline Conditions 
Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact 

No Im-
pact 

9. HAZARDS AND HAZARDOUS MATERIALS. Would the project: 

a) Create a risk of accidental explosion or release 
of hazardous substances including, but not 
necessarily limited to: 1) oil, pesticides; 2) 
chemicals; or 3) radiation)? (source #(s): 1, 16, 
51, through 58) 

    

b) Interfere with an emergency response plan or 
emergency evacuation plan? (source #(s): 1, 16, 
51, through 58) 

    

c) Create any health hazard or potential health 
hazard? (source #(s): 1, 16, 51, through 58)     

d) Expose people to existing sources of potential 
health hazards? (source #(s): 1, 16, 51, through 58)     

e) Increase fire hazard in areas with flammable 
brush, grass, or trees? (source #(s): 1, 16, 51, 
through 58) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Cultural and Community Factors (Section F), and Public 
Service Factors (Section J) and found that the proposed project would have no impact on the 
environment as it related to:  

1) Presenting a hazard to people or property from risk of explosion or release of hazard-
ous substances either on site or in transit in the event of accident or otherwise; or  

2) Fire Protection.  

The 1988 CEQA Document also considered Biotic Community Factors (Section B) and found that 
the proposed project would have potentially significant impacts on the environment as it re-
lated to increased danger of fire hazard in areas with flammable grass, brush, or trees. To reduce 
this impact to a less than significant level, the County imposed the following mitigation measure. 

1) Reduce the potential fire hazard by implementing a grass and brush clearance pro-
gram around all the buildings. 

2) Fire-retardent materials should be used on the roofs of the buildings and landscaping 
near buildings should be fire-resistant plants. 

3) Buildings in high hazard location should be sprinklered to improve fire suppression. 

The above mitigation measures related to building materials and sprinklers would have been im-
plemented at the time building permit applications were filed to construct buildings at the 
project site. The above mitigation requiring brush clearance is implemented as part of on-going 



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Marin County Community Development Agency Spirit Rock Meditation Center – Master Plan Amendment 
September 2010 Draft Initial Study/Mitigated Negative Declaration 

169 

maintenance of the site. Since 1988, the California Building Code, and the Marin County Code 
have been amended to require fire sprinklers, brush clearance and fire retardant building mate-
rials. Future improvements will be required, as part of the County’s Building Permit process, to 
comply with the requirements of the California Building Code (CBC), and the above mitigation 
measure are no longer necessary.  

ENVIRONMENTAL SETTING 

This section describes hazardous materials and other hazards to public health and safety that 
could result from the development of the proposed project.25  

EMERGENCY RESPONSE PLANS 

The Marin County Multi-hazard Plan prepared by the Office of Emergency Services outlines ac-
tions for officials in the event of a major disaster including establishment of command posts, lo-
cation of evacuation routes, and traffic control. Sir Francis Drake Boulevard is the closest evacu-
ation route to the project site that could be used in the event of an emergency. The San 
Geronimo Valley Disaster Council has designated three shelters in the event of a disaster — the 
Woodacre Improvement Club, the Community Presbyterian Church in San Geronimo, and St. 
Cecilia’s Church in Lagunitas (Marin County, 1997). 

HAZARDOUS MATERIALS IN BUILDINGS, SOIL, AND GROUNDWATER 

Lead-based paint and asbestos were common hazardous buildings materials used in structures 
prior to 1979 (Department of Toxic Substances Control [DTSC], 2006) and 1981 (8 California Code 
of Regulations [CCR] 5208), respectively. The project site was developed at or after 1986 
(Hart, 2010) and therefore existing structures at the project site do not likely contain hazardous 
building materials.  

Crushing of serpentine rock containing naturally-occurring asbestos can release asbestos fibers, 
which, if inhaled, can cause lung cancer, mesothelioma, and asbestosis. Geologic mapping 
from the United State Geological Survey (USGS) does not show any areas of serpentine rock at 
or near the project site (USGS, 2000). Therefore, naturally-occurring asbestos would not likely be 
encountered at the project site. 

A review of the San Francisco Bay Regional Water Quality Control Board’s GeoTracker database 
and the DTSC’s EnviroStor database on April 5, 2010, did not identify any hazardous materials re-
lease sites at or near the project site. Therefore, hazardous materials from a previous release 
would not likely be encountered in soil or groundwater at the project site.  

WILDLAND FIRE HAZARDS 

The Marin County Fire Department (MCFD) provides fire services in the unincorporated portion of 
the county, which includes the project site. The southeast, central, and north portions of the 
property consist of grass-covered land with scattered trees and the southwest portion of the 

                                                      

25The California Health and Safety Code defines a hazardous material as “... any material that, because of its quantity, concentration, or 
physical or chemical characteristics, poses a significant present or potential hazard to human health and safety, or to the environment. 
Hazardous materials include, but are not limited to, hazardous substances, hazardous waste, radioactive materials, and any material 
which a handler or the administering agency has a reasonable basis for believing that it would be injurious to the health and safety of 
persons or harmful to the environment if released into the workplace or the environment.” (Health and Safety Code, Section 25501).  
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property is densely covered woodland (Figure 2). The area surrounding the project site includes 
undeveloped hillsides covered by grass-covered land and forest to the north, east, and west, 
and low-density residential properties to the south. The undeveloped vegetated areas on and 
around the project site are susceptible to wildland fires, as described below.  

The California Public Resource Code (PRC) requires construction contractors to comply with the 
following requirements during construction activities at sites with any forest, brush, or grass-
covered land: 

• Earthmoving and portable equipment with internal combustion engines would be 
equipped with a spark arrestor to reduce the potential for igniting a wildland fire (PRC 
Section 4442). 

• Appropriate fire suppression equipment would be maintained during the highest fire 
danger period — from April 1 to December 1 (PRC Section 4428). 

• On days when a burning permit is required, flammable materials would be removed to a 
distance of 10 feet from any equipment that could produce a spark, fire, or flame, and 
the construction contractor would maintain the appropriate fire suppression equipment 
(PRC Section 4427). 

• On days when a burning permit is required, portable tools powered by gasoline-fueled 
internal combustion engines would not be used within 25 feet of any flammable mate-
rials (PRC Section 4431). 

State lands are classified by the California Department of Forestry and Fire Protection (CAL-FIRE) 
into Fire Hazard Severity Zones to assist responsible state and local agencies identify measures to 
reduce the potential for losses of life, property, and resources from wildland fire. Fire Hazard Se-
verity Zones are classified by the CAL-FIRE director in accordance with PRC Sections 4201 
through 4204 for state responsibility areas. Wildland-Urban Interface Fire Areas designated by lo-
cal agencies are also classified as Fire Hazard Severity Zones. CAL-FIRE has classified the project 
site and surrounding undeveloped hillsides as a Moderate Fire Hazard Severity Zone (CAL-FIRE, 
2007). The MCFD has also classified the project site and residential properties south of the project 
site as a Wildland-Urban Interface Fire Area (MCFD, 2007). 

Marin County has adopted and amended the 2007 California Building Code (CBC) and the 2007 
California Fire Code (CFC). New buildings and development projects located in any Fire Hazard 
Severity Zone in a state responsibility area or Wildland-Urban Interface Fire Area are required to 
comply with the materials and construction methods for exterior wildfire exposures and vegetation 
management practices described in Chapter 7A of the 2007 CBC and Chapter 47 of the CFC.  

Pursuant to Sections 4290 and 4291 of the PRC, a Vegetation Management Plan (VMP) must be 
submitted to the MCFD for review prior to construction or renovation of buildings within a Wild-
land-Urban Interface area, such as the project site. The purpose of the VMP is to assess vegeta-
tion and topographic features within 100 feet of a proposed structure to determine appropriate 
fuel modifications around the structure so that a wildfire burning under average weather condi-
tions would not likely ignite the structure. Fuel maintenance may include clearance of vegeta-
tion or maintenance of trees, shrubs, or other plants adjacent to or overhanging a structure to 
keep it free of dead or dying wood (MCFD, 2010).  

Several propane tanks are located at the project site. Permits from the Marin County Community 
Development Agency-Building Division and MCFD are required for the installation, storage, and 
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maintenance of propane tank systems in a residential setting. In accordance with Chapter 38 of 
the 2006 International Fire Code adopted by the County of Marin, all aboveground propane 
tanks must be protected from vehicular collisions and combustible materials must be removed 
from within fifteen feet of the tank. Propane tanks should be at least 30 feet away from all struc-
tures unless the location is approved by MCFD. All propane tanks must be equipped with auto-
matic earthquake shutoff valves and anchored to prevent failure of the cylinder or piping during 
an earthquake (MCFD, 2008).  

DISCUSSION OF IMPACTS 

Under both the Primary and Alternate Baseline conditions, the proposed project construct build-
ings at the project site, install propane tanks to provide energy to the site, and would involve 
construction activities that employ hazardous materials that could accidentaly be released. The 
potential for impacts related to hazards and hazardous materials are the same under both the 
Primary and Alternate Baseline conditions. 

a. Would the project create a risk of accidental explosion or release of hazardous substances 
including, but not necessarily limited to: (1) oil, pesticides; (2) chemicals; or (3) radiation? 

Construction activities would include the use of hazardous materials such as motor fuels, oils, 
solvents, and lubricants. An accidental release of hazardous materials during fueling, main-
tenance, or improper operation of construction equipment could potentially occur and 
pose a risk to construction workers, the public, and the environment. 

Identification, transportation, use, and disposal of hazardous materials during construction 
activities are regulated by federal, state, and local statutes and regulations. In addition, a 
stormwater pollution prevention plan (SWPPP) must be prepared for proposed construction 
activities in accordance with the requirements of the State Water Resources Control Board. 
As detailed in the discussion of environmental impacts to water quality in Section 4, the 
SWPPP requires implementation of control measures for hazardous material storage and soil 
stockpiles, inspections, maintenance, training of employees, and containment of releases to 
prevent runoff into existing stormwater collection systems or waterways. Therefore, com-
pliance with existing regulations and implementing mitigation measure MM 4.c.1 would re-
duce this potential impact during construction of the project to a less than significant level. 

The project may modify existing propane tanks or install new ones at the site. Installation, sto-
rage, and maintenance of propane tanks in accordance with the permit requirements from 
the Marin County Community Development Agency-Building Division and MCFD reduces the 
risk of accidental explosion to a less than significant level.  

b. Would the project interfere with an emergency response plan or emergency evacuation plan? 

Construction activities at the project site would not be located at or near Sir Francis Drake Bou-
levard. Therefore, the project would not disrupt traffic along Sir Francis Drake Boulevard or in-
terfere with access to disaster relief shelters designated by the San Geronimo Valley Disaster 
Council. The construction and operational phases of the project would have no impact on 
emergency response plans or evacuation plans. This is a less than significant impact.  

c. Would the project create any health hazard or potential health hazard? 

As discussed above, construction activities would include the use of hazardous materials and 
the project could modify or install propane tanks at the site. Improper management of ha-



DRAFT INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

Spirit Rock Meditation Center – Master Plan Amendment  Marin County Community Development Agency 
Draft Initial Study/Mitigated Negative Declaration  September 2010 

172 

zardous materials and propane tanks could create a health hazard. Compliance with exist-
ing regulations and implementing mitigation measure MM 4.c.1 would reduce this risk to a 
less than significant level.   

d. Would the project expose people to existing sources of potential health hazards? 

No existing sources of hazardous materials were identified in buildings, soil, or groundwater at 
the project site. Therefore, the constructional and operational phases of the project will have 
no impact related to the exposure of people to existing sources of hazardous materials. This is 
a less than significant impact. 

e. Would the project increase fire hazard in areas with flammable brush, grass, or trees?  

The project site is within a Moderate Fire Hazard Severity Zone and Wildland-Urban Interface 
Fire Area, which are areas susceptible to intense, uncontrolled, and fast-spreading wildland 
fires that could threaten to destroy or damage resources, life, or property. Construction ac-
tivities could introduce flammable or combustible materials, such as fuels, to the project 
area, as well as additional ignition sources through equipment sparks or worker carelessness. 
State fire prevention regulations include restrictions on potential ignition sources, mainten-
ance of fire suppression equipment, and clearance measures for fuel sources at the project 
area. Compliance with the state fire prevention regulations would reduce potential impacts 
related to wildland fires to a less than significant level during project construction by reduc-
ing the level of risk of causing wildland fires. 

The proposed project would result in additional structures and an increase in daily visitors, 
thereby increasing the exposure of structures and people to significant loss, damage or 
death involving wildland fires. The intent of the CBC, CFC, and PRC regulations is to lessen 
the vulnerability of a building and resist the intrusion of flames and burning embers projected 
during a wildland fire. Sir Francis Drake Boulevard is a readily accessible evacuation route 
from the project site in the event of a wildland fire. Compliance with existing emergency re-
sponse plans and the CBC, CFC, and PRC regulations for developing new structures in a Fire 
Hazard Severity Zone reduces the potential risks of loss, injury, or death involving wildland fires 
during project operations to a less than significant level. 

CONCLUSION REGARDING HAZARDS AND HAZARDOUS MATERIALS 

Implementation of the proposed project, as mitigated, would have less than significant impacts 
associated with hazards and hazardous materials when analyzed under both the Primary and Al-
ternate Baseline conditions. 
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For Primary and Alternate Baseline Conditions 
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10. NOISE. Would the project result in: 

a) Substantial increases in existing ambient noise 
levels? (source #(s): 1, 5 and 16)     

b) Exposure of people to significant noise levels, or 
conflicts with adopted noise policies or stan-
dards? (source #(s): 1, 5 and 16) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Cultural and Community Factors (Section F) and found 
that the proposed project would have no impact on the environment as it related to the poten-
tial increase in existing ambient or single event noise levels. Never-the-less, the County identified 
the following mitigations measures in the 1988 CEQA Document to address noise issues: 

1) Construction activity should be limited to 8:00 a.m. to 5:00 p.m., Monday through Saturday. 

2) Construction equipment should be properly muffled and shut-off when not in use. 

Compliance with the above identified mitigation measures would have been required at the 
time of construction. As discussed in detail below, current County Code requirements are ade-
quate to limit construction hours and equipment operations, and the above mitigation measures 
are no longer necessary.  

ENVIRONMENTAL SETTING 

The project site is located north of Sir Francis Drake Boulevard within the San Geronimo Valley. 
The nearest residential land uses are located approximately 0.25 miles to the south in the com-
munity of Woodacre. The existing noise environment at the site and in the vicinity results primarily 
from traffic on Sir Francis Drake Boulevard.  

Charles M Salter Associates, Inc. conducted an environmental noise study for the project in No-
vember 2007. The study included a comprehensive noise monitoring survey in the analysis to 
document existing ambient noise levels. The survey measured existing ambient noise in repre-
sentative locations of the proposed meeting hall. Based on the schematic site plan and mea-
surement results, truck passbys were calculated to range from 66 to 77 dBA Lmax and auto pass-
bys were calculated to range from 56 to 67 dBA Lmax. The existing background, or ambient, noise 
level at the proposed location of the meeting hall varies from 22 to 35 dBA. Based on Lmax noise 
levels measured at the façade of the proposed meeting hall, the site will not be exposed to 
noise levels greater than 70 dBA Ldn. Therefore, the use is considered to be “normally compati-
ble” with the existing noise environment.  

REGULATORY CRITERIA 

The Noise Element of the Marin Countywide Plan identifies noise and land use compatibility 
standards for various land uses. Figure 3-41 indicates that churches and school land uses are 
normally acceptable in noise environments up to 70 dBA Ldn.  
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FIGURE 3-41 ACCEPTABLE NOISE LEVELS 

 

The Countywide Plan also identifies goals and policies aimed at “Ensuring that new land uses, 
transportation activities, and construction do not create noise levels that impair human health or 
quality of life.”  

Policy NO-1.1 Limit Noise from New Development. Direct the siting, design, and insulation of new 
development to ensure that acceptable noise levels are not exceeded.  

Policy NO-1.2 Minimize Transportation Noise. Ensure that transportation activities do not gener-
ate noise beyond acceptable levels, including open space, wilderness, wildlife habitat, and 
wetland areas.  
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NO-1.a. Enforce Allowable Noise Levels. Through CEQA and County discretionary review, require 
new development to comply with allowable noise levels.  

Sections 6.70.030(5) and 6.70.040 of the Marin County Municipal Code establish allowable hours 
of operation for construction-related activities. 

6.70.030 Enumerated Noises. 

 (5) Construction Activities and Related Noise. 

a. Hours for construction activities and other work undertaken in connection with 
building, plumbing, electrical, and other permits issued by the community devel-
opment agency shall be limited to the following:  

 i.  Monday through Friday: 7 a.m. to 6 p.m. 

 ii.  Saturday: 9 a.m. to 5 p.m. 

iii. Prohibited on Sundays and Holidays (New Year’s Day, President’s 
Day, Memorial Day, Independence Day, Labor Day, Thanksgiving 
Day, and Christmas Day). 

b. Loud noise-generating construction-related equipment (e.g., backhoes, genera-
tors, jackhammers) can be maintained, operated, or serviced at a construction 
site for permits administered by the community development agency from 8 a.m. 
to 5 p.m. Monday through Friday only.  

c. Special exceptions to these limitations may occur for: 

i. Emergency work as defined in Section 22.130.030 of this code pro-
vided written notice is given to the community development di-
rector within forty-eight hours of commencing work; 

ii. Construction projects of city, county, state, other public agency, 
or other public utility.  

iii. When written permission of the community development director 
has been obtained, for showing of sufficient cause; 

iv. Minor jobs (e.g., paining, hand sanding, sweeping) with minim-
al/no noise impacts on surrounding properties; 

v. Modifications required by the review authority as a discretionary 
permit condition of approval.  

6.70.040 Penalty for Violation of Section 6.70.030 (5) 

Violation of Section 6.70.030 (5) of this code is enforceable as an infraction, punishable by 
fines, or by administrative or civil action, except that failure to obey a directive by a peace 
or enforcement officer to cease the noise-generating activity shall be a misdemeanor, pu-
nishable by fines or jail time or both. In addition, cessation of some or all of the permitted 
work may be ordered through a stop work order issued by the building and safety division.  
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DISCUSSION OF IMPACTS 

Under both the Primary and Alternate Baseline Conditions, the proposed project would involve 
construction activity that would generate noise, and would result in the construction of facilities 
that would be exposed to existing ambient noise levels. Accordingly, the potential for impacts 
related to noise are the same under both the Primary and Alternate Baseline Conditions. 

a. Would the project substantially increase existing ambient noise levels? 

Permanent noise level increases resulting from the project would be the result of increased 
traffic. The proposed project would slightly increase the amount of vehicle trips traveling 
to/from the site along Sir Francis Drake Boulevard. Vehicular traffic generated by the project 
would not increase noise levels substantially because the project traffic makes up a small 
percentage of the total traffic along Sir Francis Drake Boulevard. Vehicular traffic noise levels 
are not expected to increase measurably above existing levels as a result of the project (in-
crease would be less than 1 dBA Ldn).  

Temporary increases in noise levels would be associated with the construction of buildings 
and infrastructure on the project site and occasional special events. The project would be 
divided into two construction phases, 4A and 4B. It is estimated that Phase 4A would take 
place between June 2011 and 2015 and Phase 4B would take place between 2020 and 
2025. Based on funding for the project, construction activities would take place during rela-
tively short intervals during those dates. The project proposes to construct various new struc-
tures throughout the site including, residence hall, dining hall, meeting hall, administration 
building, village commons, resident staff housing, resident teacher housing, visiting teacher 
housing, hermitage commons, and an information kiosk.  

The nearest noise sensitive land uses, in the form of single-family homes, are located approx-
imately 0.25 miles south of the project site in the community of Woodacre. Construction noise 
occurring along the south perimeter of the project site adjacent to Sir Francis Drake Boule-
vard would be of most concern to sensitive land uses south of the site. Construction in these 
areas would take place across a major street from the nearest nose sensitive land uses. Typi-
cal hourly average construction generated noise levels are about 78 to 89 dBA measured at 
a distance of 50 feet from the center of the site during busy construction periods (e.g., earth 
moving equipment, impact tools, etc.). Project construction would be expected to generate 
worst-case hourly average noise levels of about 48 dBA to 59 dBA Leq at the nearest noise-
sensitive receivers when construction occurs at the perimeter of the site. The increased dis-
tance and buffer provided by Sir Francis Drake Boulevard would reduce construction noise 
levels to less than 60 dB outside of the existing homes. Therefore, while occasionally audible, 
construction noise is not expected to be significant.  

On occasion, the project site will host special events (i.e., open-houses and visiting dignitaries). 
Special events in the past have generated a peak single event attendance of 1,600 persons. It 
is anticipated that future special events hosted at the site could produce maximum atten-
dance of 1,600 attendees at a single event in one year. The noise sources these events would 
typically produce are similar to the everyday noise environment generated at the site (e.g., 
conversation between people). Public address systems or amplified music would not be a part 
of any special events. Given the nature of the land use and distance to sensitive receivers 
(approximately 0.25 miles), special events on the site are not anticipated to generate signifi-
cant noise levels at nearby residential land uses to the south.  
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While surrounding receptors may occasionally hear noise from activities at the project site, 
the separation between the site and surrounding uses is expected to minimize to result in a 
less than significant impact.  

b. Would the project result in exposure of people to significant noise levels, or conflicts with 
adopted noise policies or standards? 

The future noise environment at the site would continue to result primarily from vehicular traf-
fic along Sir Francis Drake Boulevard. Future noise levels are calculated to be less than 70 
dBA Ldn at the façade of the meeting hall. The County of Marin noise standards consider 
schools, libraries, and church land uses (the category most similar to the project) “normally 
acceptable” in noise environments up to 70 dBA Ldn. As such, the proposed land use would 
be compatible with the noise environment expected at the site.  

CONCLUSION REGARDING NOISE 

Implementation of the project, as proposed, would result in less than significant noise impacts to 
planned noise sensitive uses, as well as to existing noise-sensitive receivers when analyzed under 
both the Primary and Alternate Baseline conditions.  
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For Primary and Alternate Baseline Conditions Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact No Impact 

11. PUBLIC SERVICES. Would the project have an effect upon, or result in a need for new or altered 
government service in any of the following areas:  

a) Fire protection? (source #(s): 1, 16 and 17)     

b) Police protection? (source #(s): 1, 16 and 17)     

c) Schools? (source #(s): 1, 16 and 17)     

d) Maintenance of public facilities, including roads? 
(source #(s): 1, 16 and 17)     

e) Other governmental services? (source #(s): 1, 16 
and 17)     

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Public Service Factors (Section J) and found that the 
proposed project would have no impact on the environment as it related to:  

1) Fire protection; 

2) Police protection; 

3) Schools;  

4) Parks and Recreation facilities;  

5) Maintenance of public facilities, including roads, canals, etc.; or  

6) Other governmental services.  

Because no potentially significant impacts were identified, the 1988 CEQA Document does not 
contain mitigation measures related to public services. 

ENVIRONMENTAL SETTING 

FIRE PROTECTION 

Fire protection for the project site and vicinity is provided by the Marin County Fire Department. 
The Fire Department maintains its headquarters, a fire station, and an Emergency Command 
Center in the community of Woodacre at 33 Castle Rock Road. The Woodacre station is located 
within 2 miles of the project site and provides services throughout the San Geronimo Valley as 
well as to Nicasio and Lucas Valley. The Woodacre station also provides mutual aid support to 
the Ross Valley Fire Protection District, which includes the towns of Fairfax and San Anselmo, as 
well as unincorporated Sleepy Hollow. Services include advanced life support paramedic ser-
vices, wildland and structural firefighting, and hazardous materials response. The Woodacre sta-
tion maintains two fire engines, a water tender, a rescue ambulance, and heavy equipment as-
sociated with fighting wildland fires. The Marin County Fire Department also maintains a fire 
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lookout on Mt. Barnaby overlooking the San Geronimo Valley and much of west Marin. The Ma-
rin County Fire Hazard Severity Zone map designates the project site as having a Moderate Fire 
Hazard Severity Classification. The Marin County Urban Wildland Interface Zone Map indicates 
that the project site is located outside of the interface zone. However, it should be noted that 
the project location is adjacent to/intermixed with wildland areas with an extensive history of 
wildland fire activity. 

The Woodacre fire station has adequate crew and equipment to service the project and vicini-
ty. Emergency water supplies are available and accessible at various locations around the de-
veloped area of the project site. The existing fire suppression system has high water pressure at 
the lower elevations of the project site, but water pressure decreases at the upper elevations of 
the site. The project sponsor commissioned a fire flow evaluation prepared by CSW/ST2 (2007) 
that concludes there is adequate pressure, without a pumping system, to meet fire flow re-
quirements to a hydrant at an elevation of 565 feet in order to provide service to the Hermitage 
Commons located at the upper elevations within the development area. 

POLICE PROTECTION 

The Marin County Sheriff’s Office serves all the unincorporated communities of Marin, including 
the project site. The Sheriff’s Office Patrol Division is housed in four different substation facilities 
located in Marin City, Kentfield, San Rafael, and Point Reyes Station. The substation serving the 
project site is in Kentfield.  

The Kentfield Substation is approximately 6 miles from the project site. While travel time from the 
Kentfield Substation can be as fast as 12 minutes if there is little or no traffic congestion present, 
during peak travel periods, that response time can increase to over 20 minutes. The closest sec-
ondary substation to the project location is the Point Reyes Substation, which is 15 miles and 
some 30 minutes driving time away (Ridgeway, 2010). 

The Marin County Sheriff’s Office is divided into three major bureaus — Administration and Sup-
port Services, Detention Services, and Field Services. In addition, the Sheriff’s Office also staffs 
and manages the Marin County Major Crimes Task Force. The responsibilities of the three bu-
reaus include maintaining the county jail, providing security to the Superior Court, operating a 
countywide Public Safety Dispatch Center, storing and managing records for the Sheriff’s Office, 
and warrants for the entire county, as well as providing basic preventive patrol services to the 
unincorporated communities of Marin. 

The Sheriff’s Office is made up of 205 sworn and 111 professional staff members. The Patrol Divi-
sion is assigned 6 lieutenants, 10 sergeants, and 56 deputy sheriffs. The staffing level at the Kent-
field and Point Reyes substations is not more than 2 deputy sheriffs per station, per shift. The She-
riff’s Office has no set standard with respect to the number of deputies per 1,000 population 
(Ridgeway, 2010). 

The Sheriff’s Office records the response times to calls for service in two categories, that being re-
sponse times to Priority 1 calls in urban response areas and response times to Priority 1 calls in ru-
ral areas. The project location is considered a rural area for purposes of surveying patrol re-
sponse times, which in the latest reporting period is just over 12 minutes (Ridgeway, 2010). 

SCHOOLS 

The project site is located within the service areas of the Lagunitas School District and Sir Francis 
Drake High School. The Lagunitas School District consists of Lagunitas Elementary School, with a 
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2008–09 enrollment of 141 K–8 students, and San Geronimo Valley Elementary School, with a 
2008–09 enrollment of 147 K–6 students. Sir Francis Drake High School had a 2008–09 enrollment 
of 1,039 students. 

PUBLIC FACILITIES 

Access to the project site is provided by public roads that are maintained by the County of Ma-
rin and the incorporated cities and towns that surround the project area. Surface waters are col-
lected and conveyed through drainage systems that include public improvements. Fire, sheriff, 
and school services are housed in public facilities that serve the project site. No new facilities are 
proposed, or required, in order to accommodate proposed improvements and uses at the site.  

OTHER GOVERNMENTAL SERVICES 

Libraries 

The Marin County Free Library has 10 branch locations throughout the county and a bookmo-
bile. The nearest county libraries are in the towns of Fairfax and Point Reyes Station. 

Medical Services 

Marin General Hospital in Greenbrae is a Level III Trauma Center and is located approximately 7 
miles from the project site. Medical services from both Marin and Sonoma counties provide aid 
as needed. First responders are the local fire units, which have staff trained as paramedics. Med-
ical helicopters are also available to respond, staffed by paramedics based at Sonoma County 
Airport to transport patients to nearby medical facilities.  

Parks 

The project site is located within the service areas of the Marin County Department of Parks and 
Open Space (MCPOSD). MCPOSD maintains no parks within the immediate project vicinity, but 
MCPOSD maintains Roy’s Redwoods Open Space Preserve approximately half a mile west of the 
project site. The MCPOSD also has open space easements totaling 245.2 acres on the project site 
and a pedestrian and equestrian easement for future trail development (refer to Figures 3 and 4).  

PROJECT IMPACTS AND MITIGATION MEASURES 

Under both Primary and Alternate Baseline conditions, potential impacts to public services would 
result from construction activities, operations at build out capacity, and for special events. The 
operating baseline is the same for both the Primary and Alternate Baseline conditions, build out 
conditions are the same for both the Primary and Alternate Baseline conditions, and the 
changes from the Master Plan Amendment would apply equally to construction activites. Con-
sequently, the analysis of public service impacts is the same for each condition.  

a. Less than Significant with Mitigation Incorporated. Implementation of the proposed project 
could affect the Marin County Fire Department level of service and response times regarding 
fire protection, medical emergency and hazardous materials services.  

Fire protection for the project site is provided by the Marin County Fire Department. In imple-
menting the Master Plan, the County of Marin will review the proposed development to en-
sure compliance with the governing building and fire codes. Through this review, the County 
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will ensure that emergency access onto and through the project site is provided, and that 
placement of fire hydrants and provision of minimum water flow and water duration re-
quirements of the California Fire Code are satisfied (Alber, 2010). New buildings will also be 
required to include life safety systems (e.g., fire alarms and sprinklers) in compliance with 
County standards.  

While preliminary analysis indicates that vehicular access, fire suppression services, and de-
fensible space can be provided, the Department will need to review the specific improve-
ment plans and construction documents prior to final approval to ensure that adequate fire 
protection would be available to protect future improvements. At the time of development, 
mitigations require the project sponsor to demonstrate that vehicle access and fire suppres-
sion services can be provided to new development areas, particularly the Hermitage Com-
mons area, in conformance with County codes and standards, and to demonstrate that fire-
resistive construction techniques, vegetation management, and life safety systems are in-
corporated in new development. 

Mitigation Measures 

MM 11.a.1  The project plans shall demonstrate conformance with emergency vehicle 
access and fire suppression standards, defensible space, and landscape 
management requirements established by applicable codes. This mitigation 
measure will be implemented by submitting a Precise Development Plan ap-
plication for approval by the County that incorporates a detailed landscap-
ing and vegetation management plan and identifies the locations of emer-
gency access and utility access. To further reduce potential fire hazards, the 
project plans shall demonstrate to the greatest extent possible the use of fire-
resistive construction techniques, automatic fire sprinklers, automatic fire 
alarm systems, and other applicable life safety systems. The project plans shall 
be reviewed and approved by the Marin County Fire Department. If the ve-
getation management plan involves removal of grasslands, the plan shall also 
be reviewed by a qualified biologist and, if warranted, the Department of Fish 
and Game. 

Timing/Implementation: Prior to approval of Precise Development Plans 

Enforcement/Monitoring: Marin County Fire Department  

MM 11.a.2  The project shall be maintained in a manner that preserves vegetative clear-
ing and acceptable landscaping to comply with County landscaping and 
defensible space requirements. This mitigation measure shall be implemented 
by submitting a Precise Development Plan application for approval by the 
County that incorporates a vegetation management plan that demonstrates 
compliance with adopted County landscape and defensible space stan-
dards, and includes provisions for the maintenance of defensible space. 

Timing/Implementation: Prior to approval of Precise Development Plan, 
on-going  

Enforcement/Monitoring: Marin County Fire Department  

MM 11.a.3 The project shall construct the project in a manner that ensures adequate 
emergency vehicle access and fire suppression facilities. This mitigation 
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measure shall be implemented by submitting a Precise Development Plan 
application for approval by the County that demonstrate conformance with 
emergency vehicle access and fire suppression standards. 

Timing/Implementation: Prior to approval of Precise Development Plans  

Enforcement/Monitoring: Marin County Fire Department  

MM 11.a.4 The applicant shall host special events in a manner that avoids activities that 
create the risk of fire, and to ensure that emergency personel are able to re-
spond to calls for service at the site. This mitigation measure shall be imple-
mented by submitting a Precise Development Plan application for approval 
by the County that incorporates a Special Events Management Plan (SEMP) 
that will ensure adequate notification and coordination with the Fire Depart-
ment to ensure staffing and equipment are available for events that include 
any of the following: 

a. Total daily attendance by more than 500 people; 

b. Outdoor cooking or open flames; and/or 

c. Attendance or activities that generate demand for overflow parking in 
excess of the 321 spaces available on site. 

The SEMP may include the following: 

• Provisions that include notification to emergency service providers of 
large events that have the potential to generate an on-site popula-
tion of more than 500 people,  

• Circulation controls, (e.g., parking attendants, installation of tempo-
rary directional signs and pylons, etc.) to preserve emergency ve-
hicle access at the project site; 

• On site police and fire control arrangements and communication 
systems; 

• Provisions for standby or alternate personnel, equipment and or fa-
cilities in the event that attendance exceeds pre-event estimates; 
and 

• Provisions for emergency medical and first aid services. 

Timing/Implementation: Prior to increasing daily peak occupancy to 
more than 315 persons or peak open 
house/event capacity to more than 150 per-
sons, and prior to approval of Precise Develop-
ment Plan application. 

Enforcement/Monitoring: Marin County Fire Department  
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Implementation of mitigation measure MM 11.a.1 through MM 11.a.4 would reduce the po-
tential impact of the project on fire protection, medical emergency, and hazardous mate-
rials services to less than significant. 

b. Less than Significant Impact with Mitigation Incorporated. The increase in building capacity 
associated with the proposed project would cause an associated increase in demand for 
police protection services. The Sheriff’s Office has indicated that no additional facilities or 
staff is needed to adequately serve the proposed project on a daily basis (Ridgway, 2010). In 
the event that the project location hosts a significant event, they may require short-term fo-
cused efforts of deputies staffed specifically to manage that event. On the occasion of 
events associated with peak occupancy periods on the project site, increased traffic and 
the potential of increased calls for service might result in a potentially significant impact to 
emergency services. In those events, mitigation measure MM.11.b.1 would require that ade-
quate notice and funding are available to ensure adequate staffing for special events. 

MM 11.b.1 The applicant shall host special events in a manner that avoids activities that 
create the risk that law enforcement officers are able to respond to calls for 
service at the site. This mitigation measure shall be implemented by submitting 
a Precise Development Plan application for approval by the County that in-
corporates a Special Events Management Plan (SEMP) that will ensure ade-
quate notification and coordination with the Sherriff Department to establish 
necessary arrangements, including funding, to ensure that staffing and 
equipment are available for events that include total daily attendance of 
more than 500 people.   

Timing/Implementation: Prior to increasing daily peak occupancy to 
more than 315 persons or peak open 
house/event capacity to more than 150 per-
sons, and prior to approval of Precise Develop-
ment Plans  

Enforcement/Monitoring: Marin County Sherriff Department  

Implementation of mitigation measure MM 11.b.1 would reduce the potential impact of the 
project on police protection and services to less than significant. 

c. No Impact. The proposed project would not result in new residential units for long-term oc-
cupancy and would therefore not significantly increase the number of elementary or high 
school students in Marin County. The project does not propose to use any school facilities. 
Therefore, there would be no impact on schools. The potential impact on schools would be 
less than significant. 

d. Less than Significant Impact. The proposed project does not change or intensify the allowa-
ble land uses or land use intensity established by the Countywide Plan nor extend any roads 
or other infrastructure. The proposed project would not result in substantial adverse physical 
impacts associated with the provision of new or physically altered governmental facilities, 
the construction of which could cause significant environmental impacts, in order to main-
tain acceptable service ratios, response times or other performance objectives for fire pro-
tection services, police protection, schools, parks, or any other public facilities.  

e. Less than Significant Impact. The proposed project would not result in new residential units for 
long-term occupancy and would therefore not significantly increase the population within 
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Marin County in a way that would have significant effects on other governmental services 
such as libraries, medical services, or parks. Parks may be used by visitors of the SRMC, but 
given the large amount of open space inherent in the proposed project, those visitors from 
outside of Marin County are not expected to use County parks on a regular basis.  

The project site contains land that is encumbered by open space easements and a pede-
strian and equestrian easement for future trail use. The project proposes to exchange a total 
of 3.53 acres of land area within the existing site development boundaries with a total of 3.31 
acres of land contained in the MCPOSD easement area. The proposed exchange would 
transfer environmentally sensitive areas (primarily Stream Conservation Areas and Wetlands 
Conservation Areas) to the MCPOSD in exchange for land areas more suitable for develop-
ment (primarily septic field expansion outside of the SCA (refer to Figure 5)). The total 
acreage for the development area would be 38.4 acres after these changes are com-
pleted, and the lands protected by the MCPOSD easements would be 370.9 acres. The 
project proposes no change to the existing pedestrian and equestrian easement.  

The Marin County Parks Department has stated that they do not anticipate significant im-
pacts to County parks due to the proposed project (Petterle, 2010). The proposed land ex-
change would result in an overall increase in open space, increased protection of environ-
mentally sensitive areas, and preservation of the existing pedestrian and equestrian 
easement. For these reasons, the project would have a less than significant impact on other 
governmental services. 

CONCLUSION REGARDING PUBLIC SERVICES 

Implementation of the project, as mitigated, would result in less than significant impacts to pub-
lic services when analyzed under both the Primary and Alternate Baseline conditions.  
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For Primary and Alternate Baseline Conditions Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact No Impact 

12. UTILITIES AND SERVICE SYSTEMS. Would the proposal result in a need for new systems, or substantial alter-
nations to the following utilities: 

a) Power or natural gas? (source #(s): 1, 16 and 17)     

b) Communication systems? (source #(s): 1, 16 and 17)     

c) Local or regional water treatment or distribution 
facilities? (source #(s): 1, 16 and 17)     

d) Sewer or septic tanks? (source #(s): 1, 16 and 17)     

e) Storm water drainage? (source #(s): 1, 16 and 17)     

f) Solid waste disposal? (source #(s): 1, 16 and 17)     

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Public Utility Factors (Section K) and found that the pro-
posed project would have no impact on the environment as it related to:  

1) Natural gas or electricity;  

2) Solid waste disposal;  

3) Communication systems; or  

4) Plant facilities for any utility.  

The 1988 CEQA Document found that the proposed project would have potentially significant 
impacts on the environment as it related to septic systems, water for domestic use and fire pro-
tection, and storm water drainage. To reduce these impacts to a less than significant level, the 
County imposed the following mitigation measures. 

1) Require the use of water conserving devices and fixtures. 

2) Require the submission of a detailed grading and drainage plan as part of the precise 
development plan application. 

Compliance with the above mitigation measures would have been required prior to construc-
tion of existing buildings and site improvements. This ISMND continues to require a mitigation 
measures (MM.4.a.1 and MM.12.c.1) to address the water conservation requirements of MMWD, 
and site drainage. 

ENVIRONMENTAL SETTING 

POWER AND COMMUNICATION 

Communication services to the project site are provided by standard telephone and cable or dish 
network service providers through conventional service connections. Electrical service to the site is 
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provided by the Pacific Gas and Electric Company (PG&E) and from photovoltaic service on the 
administration building. Electrical energy use at the property is approximately 271,000 kWh per 
year. Propane gas satisfies the site’s needs for gas-powered utilities and appliances, primarily 
space and water heating. Approximately 18,000 gallons of propane are used each year.  

To supplement the gas and electric services, the project proposes to install additional photovol-
taic service from free-standing arrays of solar panels located next to the Teacher and Staff Vil-
lage and the meeting hall. 

The project proposes to place all utilities underground.  

WATER SERVICE 

The Marin Municipal Water District (MMWD) provides domestic water service to the project site. 
MMWD provides service to a population of approximately 195,000 within a 147 square mile ser-
vice area in southern and central Marin County. Approximately three-fourths of the MMWD wa-
ter supply comes from the 21,250-acre Tamalpais watershed and is stored in seven reservoirs. The 
remaining water comes via pipeline from the Russian River in Sonoma County. The Marin Munici-
pal Water District water treatment plant is located south of the SRMC on the south side of Sir 
Francis Drake Boulevard.  

The project site has an existing water service connection that is adequate to serve existing and 
proposed development. New water lines will be installed to connect new and relocated build-
ings to the MMWD service connection. As part of the project’s Green Development Practices, 
the application proposes to collect, treat, and recycle surface water and to use greywater from 
showers and laundry facilities for irrigation and possibly toilet water. The recycled/greywater ser-
vice is not necessary to serve the proposed project and would be the subject of future permit 
requirements by the Regional Water Quality Control Board and/or the Marin County Community 
Development Agency, Environmental Health Department. 

WASTEWATER SERVICE 

Spirit Rock is currently served by an on-site wastewater system consisting of septic tanks, pump 
stations, sand filters, and leachfield areas. The wastewater system operates under a permit from 
the San Francisco Regional Water Quality Control Board (RWQCB). It has a design capacity of 
6,060 gallons per day (gpd) average flow and 9,000 gpd peak design flow.  

To accommodate proposed master plan amendment, the project proposes to: 

• Abandon the existing intermittent sand filters and install a new advanced wastewater 
treatment system for all of the lower area buildings; 

• Install a new advanced wastewater treatment system for the upper area buildings; 

• Install a separate greywater collection, treatment, and drip disposal system for laundry 
and shower water; 

• Abandon a portion of the existing creekside leachfield system;  

• Maintain full use of the existing central field leachfield; 

• Install three new drip disposal fields for treated wastewater to serve the upper area build-
ings and one new drip field for the lower area buildings. 
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The proposed changes would increase peak flow capacity to 11,400 gallons per day (gpd), with 
an average daily flow of approximately 8,000 gpd (70% of peak flow). The proposed disposal 
areas can accommodate flows up to 12,400 gpd, allowing for 1,000 gpd of surplus disposal ca-
pacity. The RWQCB will issue a Waste Discharge Requirements (WDR) permit for the proposed 
on-site wastewater system and associated improvements. The wastewater treatment and dis-
posal facilities will be operated, maintained, and managed by a qualified private wastewater 
operations contractor. 

Septic system capacity is traditionally calculated based on population at a project site. Using typi-
cal calculations, the increased peak capacity (11,400 gpd) and daily flow (8,000 gpd) could sup-
port a maximum population of 791 users a day. The project sponsor proposes to use, collect, and 
treat water from showers and laundry facilities for reuse on the project site, thereby reducing de-
mand for wastewater disposal. The project proposes to establish a Resource Protection Plan (RPP) 
to manage site operations in order to account for reductions from greywater recycling and to en-
sure that activities at the Spirit Rock Meditation Center do not exceed the capacity of the waste-
water system. The RPP would include an Operation, Maintenance, and Reporting Plan for the sep-
tic systems that include regular monitoring, inspection, and sampling to confirm that the systems 
are functioning properly. Routine reporting results would be submitted in compliance with the 
Waste Discharge Requirements issued by the Regional Water Quality Control Board. 

STORMWATER  

The project site is part of the San Geronimo Creek watershed and contains a number of minor 
watersheds, a seasonal creek (sometimes referred to as Spirit Rock Creek), and two additional 
seasonal creeks that are tributaries to San Geronimo Creek, which runs almost parallel to, and 
along the south side of, Sir Francis Drake Boulevard. The project is not located within an identi-
fied flood zone. 

A very small portion of the project site (less than 1%) is presently covered with impervious surfac-
es. Stormwater collected from rooftops, roadways, and other site improvements is collected and 
conveyed through a combination of open and closed drainage systems and is discharge 
through energy dissipaters to return to surface flow into the gullies, ephemeral creeks, and 
streams located on the project site.  

Proposed roadway improvements would be designed as “green streets.” These green streets 
would use curbs to direct drainage into bio/swales to filter water runoff before it enters the 
creeks. Road shoulders and overflow parking areas would be constructed using “GrassPave” as 
a permeable, durable surface that allows for filtering of stormwater. The proposal also includes 
construction of a berm and drainage improvements between the roadway and creek to pro-
tect creek and water quality. 

A RWQCB National Pollutant Discharge Elimination System (NPDES) permit for stormwater dis-
charge may be required. 

SOLID WASTE 

Redwood Empire Disposal handles solid waste collection for the project site through the Marin 
County Waste Management division. 

The only active waste disposal site in Marin County is Redwood Landfill, located north of Novato. 
West Marin Sanitary Landfill, north of Point Reyes Station, is inactive and no longer receives solid 
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waste. Other active solid waste sites include a materials recovery facility, a large-volume transfer 
station, and a composting facility. Additional composting operations and facilities are anticipated 
to open in the county in the future. Solid waste collection is administered by 22 agencies, each of 
which uses one of five private haulers (one special district provides its own service). 

When the existing Solid Waste Facilities Permit was issued in 1995, Redwood Landfill had an antic-
ipated closure date of 2039. Estimates vary on the closure date of the landfill. More recent in-
formation based on expansion plans submitted by Redwood Landfill estimate that the landfill 
could reach capacity as early as 2019 or 2026 under current permit conditions. The proposed 
expansion plan estimates extended site life of the facility to approximately 2037, 2042, or 2051, 
depending on which alternative is selected. Increased recycling and resource recovery could 
also extend the life of the landfill.  

PROJECT IMPACTS AND MITIGATION MEASURES 

Under both Primary and Alternate Baseline conditions, potential impacts to utilities and service 
systems would result from operations at build out capacity and for special events. The potential 
for impact at build out and for special events would occur as a result of demand for services 
and exists regardless of baseline conditions. 

a. Power or natural gas? 

No Impact. Pacific Gas and Electric Company has adequate facilities in the project vicinity 
to provide electrical service to the project site. Gas service to the project site is expected to 
decrease as the result of converting gas utilities to electric utilities that would be served, in 
part, by new photovoltaic arrays. The introduction of additional photovoltaic services on site, 
improved energy efficiency through proposed building orientation and construction practic-
es, and compliance with current Title 24 standards would result in improved energy efficien-
cy. In a report prepared by Sun Light and Power, photovoltaic improvements have the po-
tential to provide 75% of the project site’s energy needs. Consequently, this is a less than 
significant impact. 

b. Communication systems? 

No Impact. Standard communication systems (AT&T, various wireless telecommunications 
carriers, various long distance telephone carriers, etc.) are available to serve the proposed 
project. Therefore, this is a less than significant impact. 

c. Local or regional water treatment or distribution facilities? 

Less than Significant with Mitigation Incorporated. Implementation of the proposed project 
would place additional demands on MMWD water supplies. The project site currently has an 
entitlement of 7.49 acre-feet of water per year. MMWD’s review of the facility’s recent an-
nual water consumption reveals an average annual use of approximately 7 acre-feet per 
year (based on a 5-year average) (Anderson, 2010). 

The proposed project would increase both the number of structures on site and the number 
of people visiting the site. Though planned greywater and water recycling may result in an 
offset to the domestic water demand at the site, the system is not in place and it is also poss-
ible that Spirit Rock may need to purchase of an additional water entitlement to meet the 
expected increased demand for potable water. Recommended mitigation measures would 
require the proposed Resource Protection Plan to address this potential impact. 
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The proposed project will have to comply with MMWD Ordinance No. 414, entitled “Ordin-
ance Amending Title 13 Of The Marin Municipal Water District Code Adding Another Element 
of the District’s Water Conservation Program Pursuant to Water Code Section 375 by Adding 
Section 13.02.021 to Chapter 13.02, Amending Certain Provisions of Chapter 13.02 & 13.03 & 
Repealing Certain Sections of Chapter 11.60 of the District Code.” 

According to MMWD, the district has adequate capacity at this time to accommodate the 
additional demand that would be generated by the proposed project. At this time, the dis-
trict would not require additional staff, equipment, or the installation or construction of addi-
tional infrastructure to accommodate the proposed project (Anderson, 2010). 

MMWD will require that the project proponent, as a condition of approval of expanded wa-
ter service, enter into a Watershed Protection Agreement with the district to ensure sound 
stewardship principles of land and water resources to protect and enhance the San Gero-
nimo Creek watershed. This is a requirement imposed by the district on all large develop-
ment projects with a potential to impact the watershed. 

The project has the potential to exceed the existing domestic water allocation to the project 
site, creating the potential for impact. Compliance with the above ordinances, agreements, 
and entitlement purchases will ensure a less than significant impact on water supplies. 

Mitigation Measures 

MM.12.c.1 The project sponsor shall operate the property in a manner that does not re-
sult in water use that exceeds the available supply limits for the site (presently 
7.49 acre-feet of water in a year). This mitigation measure shall be imple-
mented by submitting a Water Management Plan, as part of the Resource 
Protection Plan, to demonstrate that the daily operations would not result in 
use of more than 7.49 acre-feet of water in a year by providing necessary 
documentation in conjunction with the Precise Development Plan application 
to comply with the following: 

1. The project sponsor shall submit a Water Management Plan, as part of 
the Resource Protection Plan to demonstrate that use of the project 
site would not result in the use of more water than is allocated under 
the water service agreement with MMWD (presently 7.49 acre-feet of 
water in a year). As an alternative, the project sponsor may enter into 
an expanded water service agreement with MMWD to secure an ad-
ditional allocation for the project site to serve total projected pro-
jected demand.  The Water Demand Management Plan shall demon-
strate that water savings from conservation, recycling, and reuse of 
water at the project site is adequate to offset increases in demand 
that are expected to result from increased activity at the site, and 
shall include the following: 

a. Demonstrates that activity at the site will not generate demand for 
domestic water from MMWD in excess the supply that has been al-
located to the property (presently 7.49 acre-feet per year);  

b. Establishes monitoring equipment and practices to track water 
consumption to ensure compliance with performance objectives;  
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c. Establishes contingency plans that describe specific actions that 
shall be taken to prevent consumption of more than the allocated 
supply. Contingency plans may include reduction or cessation of 
classes, events, activities, and maintenance practices, and the 
elimination of overnight visitation; 

d. To the extent that compliance with water consumption limitations 
can only be accomplished with temporary facilities (e.g., imported 
water), the WMP shall include documentation (e.g. contracts and 
service agreements) a plan identifying the quantity of water that 
would be imported, and the method of supply and distribution.  
Contracts shall also include provisions for the removal of tempo-
rary facilities;  

e. Enforcement provisions that may include reductions in daily and 
special event population, cancellation of future events, remedia-
tion measures, and financial penalties for any violation of the 
WMP; 

f. Includes contingency plans that describe specific actions that 
shall be taken to prevent water consumption in excess of the ap-
proved allocation; and 

g. Identify reporting commitments to document the monitoring results 
and identify contingency measures that were required in order to 
adhere to supply limitations. 

2. Enter into a Watershed Protection Agreement with the Marin Munici-
pal Water District to ensure sound stewardship of Spirit Rock land and 
water resources. 

Timing/Implementation: Prior to increasing daily peak occupancy to 
more than 315 persons or peak open 
house/event capacity to more than 150 per-
sons, and prior to construction  

Enforcement/Monitoring:  Marin County CDA; MMWD 

d. Sewer or septic tanks? 

Less than Significant with Mitigation Incorporated. The project would increase on-site sewage 
disposal capacity to accommodate increased activities as the project site. Future greywater 
recycling improvements and practices could further reduce the demand for wastewater dis-
posal. Nevertheless, sewage disposal capacity is a constraint to the proposed use and activity 
at the project site, and the project has the potential to result in potentially significant impacts 
should activities exceed capacity and result in failure of the septic system. In recognition of this 
potential, the project sponsor has proposed creating a Resource Protection Plan to ensure 
proper functioning of the on-site sewage disposal system under all conditions. Provisions of the 
plan could include temporary sanitation facilities rented for special events, modification of the 
septic system to allow temporary storage, pumping and removal of wastewater for treatment 
at a municipal facility off site, or other similar measure(s). By incorporating the following mitiga-
tion measures, the potential impact could be reduced to a less than significant level. 
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Mitigation Measures 

MM12.d.1 The applicant shall conduct activities at the project site in a manner that en-
sures demand for sewage disposal does not exceed system capacity or vi-
olate the Waste Discharge Requirements. The applicant shall implement this 
mitigation measure by submitting a Waste Water Management Program 
(WWMP), as part of the Resource Protection Plan for the project site, in con-
junction with their Precise Development Plan application. The WWMP shall es-
tablish Special Event Management Plan (SEMP) for larger classes and events 
that have the potential, in combination with other activities at the project site, 
to exceed available sewage disposal capacity (e.g., populations in excess of 
791 people). The County, in consultation with the RWQCB, will review the 
WWMP to ensure it contains the following measures: 

a. Demonstrates that activity at the site will not generate wastewater in 
excess of 11,400 gallons per day. This may require metering of the waste-
water flows to provide early warning that use is nearing system capacity; 

b. Incorporates operational practices, such as recycling greywater, actively 
managing restroom use, and implementing water conservation practices; 

c. Provides for monitoring of the wastewater system to ensure compliance 
with performance objectives; 

d. Establishes contingency plans that describe specific actions that shall be 
taken to prevent peak flows in excess of system capacity. Contingency 
plans may include immediate cessation of activities, closure of restrooms,  
and/or partial or total evacuation of the site; 

e. To the extent that compliance with wastewater discharge limitation can 
only be accomplished with temporary facilities (e.g., temporary bath-
rooms and hand-washing facilities, temporary storage, pumping and re-
moval of wastewater for treatment at a municipal facility) that are not 
connected to the wastewater disposal system, the WWMP shall include a 
plan indicating the location and number of such facilities that will be in-
stalled at the site and provide appropriate assurances that the temporary 
facilities will be removed;  

f. Enforcement provisions that may include reductions in daily and special 
event population, cancellation of future events, remediation measures, 
and financial penalties for any violation of the WWMP or WDRs; and 

g. Reporting to document the monitoring results and identify contingency meas-
ures that were required in order to adhere to design capacity limitations. 

Timing/Implementation: Prior to increasing daily peak occupancy to 
more than 315 persons or peak open 
house/event capacity to more than 150 per-
sons, and prior to construction  

Enforcement/Monitoring:  Marin County Community Development Agency, 
Environmental Health Department; RWQCB 
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e. Stormwater drainage? 

Less than Significant Impact. The size of the project site and the limited extent of existing and 
proposed site improvements are such that proposed improvements would not contribute 
substantially to surface runoff volume or require significant upgrades to existing storm drain 
facilities. Proposed “green street” improvements would allow for stormwater infiltration and 
minimize surface runoff. These conditions combine to ensure that stormwater facilities will 
continue to function as they are designed and potential impacts to stormwater facilities 
would be less than significant. 

f. Solid waste disposal? 

Less than Significant Impact. Existing solid waste collection and disposal systems are availa-
ble and adequate to service the proposed project. Future development at the proposed 
project site would receive solid waste service from the current private haulers permitted by 
the County. Landfills serving the project area have permitted capacity to serve develop-
ment under the proposed project. Marin County currently complies with AB 939, and the 
proposed project would be required to comply with applicable solid waste regulations. 
Therefore, as landfills would have adequate capacity and the project would be required to 
comply with any applicable solid waste regulations, solid waste impacts are considered less 
than significant.  

CONCLUSION REGARDING UTILITIES AND SERVICE SYSTEMS 

Implementation of the proposed project, as mitigated, would result in less than significant im-
pacts to utilities and service systems when analyzed under both the Primary and Alternate Base-
line conditions. 
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For Primary and Alternate Baseline Conditions Potentially 
Significant 

Impact 

Less Than Sig-
nificant With 
Mitigation In-

corporated 

Less Than 
Significant 

Impact No Impact 

13. AESTHETICS/VISUAL RESOURCES. Would the project: 

a) Substantially reduce, obstruct, or degrade a 
scenic vista open to the public or scenic high-
way, or conflict with adopted aesthetic or visual 
policies or standards? (source #(s): 1, 16 and 17) 

    

b) Have a demonstrable negative aesthetic effect 
by causing a substantial alteration of the existing 
visual resources including, but not necessarily 
limited to: 1) an abrupt transition in land use; 2) 
disharmony with adjacent uses because of 
height, bulk or massing of structures; or 3) cast 
of a substantial amount of light, glare, or sha-
dow? (source #(s): 1, 16 and 17) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Community and Cultural Factors (Section F) and found 
that the proposed project would have no impact on the environment as it related to:  

1) Substantial conflict with the established character, aesthetics or functioning of the 
surrounding community; 

2) Historical buildings, natural or cultural features which are unique; 

3) Lands preserved under an agricultural, scenic, or open space contract or easement; 
or 

4) Significant new light or glare impacts on the site or surrounding area. 

Because no potentially significant impacts were identified, the 1988 CEQA Document does not 
contain mitigation measures related to aesthetics. 

REGIONAL SETTING 

Marin County contains scenic lands that include dramatic coastlines, forested hills and moun-
tains, lowland marshes, and agricultural lands. “Scenic land” is defined in Section 65561 of the 
Government Code of California as “open space land which possesses outstanding scenic quali-
ties worthy of preservation.” “Recreation land” is “any area of land or water designated on the 
state, or any regional or local open space plan, as open space land and which is actively used 
for recreation purposes and open to the public for such purposes with or without charge.” A 
large percentage of Marin County is preserved as scenic land or recreation land by various pub-
lic agencies (e.g., National Park Service, California State Parks, and the Marin County Open 
Space District). 

There are no officially designated state scenic highways in Marin County. Portions of highways 1, 
101, and 37 within the county are eligible state scenic highways, but are not officially designat-
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ed. The closest scenic vista in the county is of the Golden Gate Bridge off Highway 101. The vast 
amount of open space and trails systems within Marin County provides many scenic views and 
ridges. However, there are no officially designated scenic vistas or ridges in the vicinity of the 
project site.  

Marin County’s natural beauty is often cited as a contributing factor to the high quality of life 
experienced by residents of the county, recreationists visiting the county, and small businesses 
seeking to relocate to the county.  

LOCAL SETTING 

The San Geronimo Valley extends from White’s Hill at the eastern end of the valley approximate-
ly 6 miles west until just before the entrance to Samuel P. Taylor State Park. The valley contains 
four villages that are surrounded by relatively undeveloped public and private lands. This rural 
valley is primarily developed at the valley floor, with disbursed development occurring on the 
wooded, north-facing slopes of the valley and sparse development occurring on the lower ele-
vations of the south-facing slopes. North-facing slopes are steep and vegetated with coniferous 
and hardwood forests. South-facing slopes contain open grasslands and oak, bay, madrone, 
buckeye, and firs within ravines or drainage areas. The valley is characterized by the ridges and 
steep walled valleys that form the valley perimeter. 

The San Geronimo Valley Community Plan identifies the project site as a scenic area, particularly 
identifying Spirit Rock (the geologic formation) as a local landmark and symbol of the valley.  

PROJECT SETTING 

The project site contains open grasslands and coniferous and hardwood vegetation primarily 
within areas of the site that contain moisture from drainage. The designated development area 
is a small portion of the full property (38.6 acres of the total property area of 409.3, see Figure 2) 
and located largely within the interior of the property with only the entrance from Sir Francis 
Drake Boulevard reaching an exterior border. Lands within the Development Area Boundary are 
well screened by sub-ridgelines, acoustic berms, and trees that surround existing and proposed 
development.  

METHODOLOGY 

To evaluate project aesthetics, representative photographs were taken from vantage points that: 

• Provided comparatively unobstructed views of the development area from off-site loca-
tions; 

• Were representative of the primary views into the proposed development area; 

• Were located on public rather than private lands; and 

• Were comparatively well traveled or easily accessible for public use. 
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Vantage Point 1 – From Sir Francis Drake Boulevard Looking West 

 

The project site is most visible from traffic traveling west on Sir Francis Drake Boulevard. Property 
views from this westbound traffic enjoy comparatively uninterrupted views of the eastern edge 
of the building envelope for approximately 10 seconds when traveling 55 miles per hour. 
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Vantage Point 2 – From the South Side of San Geronimo Valley 

 

While individual properties may have views of the project site, views from public roadways on 
the south side of the San Geronimo Valley looking toward the project site are largely obstructed 
by existing structures and mature vegetation. Accordingly, views of the project site are “win-
dow” views between trees and structures that are visible for relatively brief periods of time when 
traveling along public trails and roads.  

Views from properties located at lower elevations on the south side of the valley are obstructed 
by topographic features on the project site.  

Because of steep slopes, views of the project site from higher elevations on the south side of the 
valley are often looking down on the crowns of mature vegetation that functions to screen the 
lower development areas of the project site. As can be seen in vantage point 2, often only the 
ridgeline and upper elevations of the project site are visible over the crowns of existing trees. 
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Vantage Point 3 – From the Ridgeline North of the Project Site 

 

Views from the ridgeline north of the project site looking south consist mostly of distant vistas of 
the San Francisco Bay to the east, the Mt. Tamalpais and rolling hills containing trees and other 
vegetation to the south, Mt. Barnaby and other bare and vegetated hills to the west, and the 
ridgelines above Lucas Valley and Nicasio Valley to the north. Portions of the project site are vis-
ible from the fire road that traverses the ridgeline, but the development area in the lower por-
tions of the site is largely screened from the fire road by topographic features adjoining the fire 
road. The topography of the ridge is such that views into the development area are often 
screened by the ridge itself. 

While the ridgeline is not currently open to the public, it may gain public access in the future. 
Consequently, this analysis considers vantage points from which the development area is visible 
from the fire road along the ridgeline within existing open space land. 

REGULATORY FRAMEWORK 

Marin County Environmental Impact Review Guidelines: Pursuant to the Marin County CEQA 
Guidelines, the following criteria are used in characterizing the significance of impacts: 

• Does the project comply with County goals and policies related to visual quality? 

• Does the project significantly alter the existing natural viewsheds, including changes in 
natural terrain or vegetation? 
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• Does the project significantly change the existing visual quality of the region or eliminate 
significant visual resources? 

• Does the project significantly increase light and glare in the project vicinity? 

• Does the project significantly reduce sunlight or introduce shadows in areas used exten-
sively by the public? 

Marin Countywide Plan: The Marin Countywide Plan includes several policies that seek to pre-
serve the scenic resources of the county. 

Goal DES-4 Protection of Scenic Resources. Minimize visual impacts of development and pre-
serve vistas of important natural features. 

Policy DES-4.1 Preserve Visual Quality. Protect scenic quality and views of the natural envi-
ronment — including ridgelines and upland greenbelts, hillsides, water, and trees — from ad-
verse impacts related to development. 

Policy DES-4.d Protect Views of Ridgelines. Implement Development Code standards that 
require development proposed on or near visually prominent ridgelines (including in the 
Ridge and Upland Greenbelt Areas shown on Map 3-4) to be clustered below the ridgeline 
on the least visually prominent portion of the site. Expand the implementation of these stan-
dards by including in the Ridge and Upland Greenbelt Area those unmapped ridgelines 
identified as having countywide significance and rezoning Ridge and Upland Greenbelt 
lands to Planned District categories and adjacent buffer area to a transitional district. 

San Geronimo Valley Community Plan: The San Geronimo Valley Community Plan Community 
Design discussion indicates that the review of projects should ensure that the project: 

1. Functions as intended, 

2. Complements natural and man-made features and landmarks that are important to the 
community, 

3. Is part of an overall package of visual and functional experiences in the Valley, and 

4. Is visually appealing. 

In addition to these general guidelines, the following Community Plan policies govern aesthetic 
resources: 

Program CD-1.2h Ridgelines. Ridgelines, including flat grassy meadows on the top of ridges, 
shall be protected and development shall be consistent with the Design Criteria for Ridge 
and Upland Greenbelt areas set forth in the 1994 Countywide Plan Policies EQ 3.18 through 
EQ 3.20. 

Policy CD-1.12 Minimize Access Points and Visual impacts. The number of new access points 
to Sir Francis Drake Boulevard should be minimized and views of the Valley from Sir Francis 
Drake Boulevard should be preserved to the extent feasible. 
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DISCUSSION OF IMPACTS 

Under both the Primary and Alternate Baseline conditions, the proposed project would construct 
facilities on-site in locations that have the same visibility. Accordingly, the potential for impacts 
related to aesthetics are the same under both the Primary and Alternate Baseline conditions. 

a. Would the project substantially reduce, obstruct, or degrade a scenic vista open to the pub-
lic or scenic highway, or conflict with adopted aesthetic or visual policies or standards? 

Less than Significant. There are no officially designated state scenic highways in the project 
vicinity. The San Geronimo Valley Community Plan identifies the project site as a scenic area 
and Spirit Rock (the geologic formation) as a local landmark and symbol of the valley. Pur-
suant to the Community Plan designation, Spirit Rock is considered an important natural fea-
ture worthy of protection under Countywide Plan Goal DES-4. The project is consistent with 
CWP Goal DES-4 because it proposes no development to the east of the existing Develop-
ment Area Boundary that would encroach on views to or the scenic backdrop of Spirit Rock.  

The existing project approvals establish a Development Area Boundary (DAB) in order to en-
sure that site improvements do not conflict with the scenic values of the site. The proposed 
project would adjust the DAB. Some of the proposed adjustments would reduce the existing 
DAB and would not result in the potential for impact beyond that which could occur under 
existing conditions. This analysis focuses on the areas where the project would expand the 
DAB. The DAB expansion areas (E-1 through E-6) are described below: 

E-1 This expansion area contains approximately 0.45 acres of land located adjacent to 
Sir Francis Drake Boulevard and would contain underground improvements that sup-
port wastewater disposal. 

E-2 At 0.91 acres, this expansion area would incorporate land that is located on the west 
side of an existing knoll, and on the north side of an acoustic berm. The knoll is ap-
proximately 40 feet in elevation above the surface of the expansion area, and the 
acoustic berm is approximately 10 feet in elevation above the surface of the expan-
sion area. The project proposes to install a “GrassPave” surface in this expansion area 
for use as overflow parking. 

E-3 Located adjacent to and upslope of the Meeting Hall, this 0.77 acre expansion area 
would be used for underground wastewater disposal. 

E-4 The largest of the expansion areas, this 1.10 acre site is located on a sub-ridge and 
north of a knoll that is approximately 25 feet in elevation above the proposed expan-
sion area. This site would be used for underground wastewater disposal. 

E-5 The project proposes a 0.04 acre expansion west of, and at approximately the same 
elevation as the existing DAB. 

E-6 The project proposes a 0.02 acre expansion north of, and up slope of existing DAB. 

The proposed DAB is substantially screened from public view from Sir Francis Drake Boulevard 
and the southern slopes of the San Geronimo Valley by existing topographic features and 
vegetation. The project site is visible from certain vantage points along the ridgeline, but ap-
pears very small due to the great distance between the project and the ridgeline. Vegeta-
tion directly below the ridgeline partially blocks the view of portions of the project site. All off-
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site views of the DAB are distant views. Views to the ridgeline north of the project site would 
remain unobstructed.  

Proposed DAB expansion E-1 through E-4 are being made to accommodate underground 
improvements and would not interfere with existing vistas or detract from important natural 
features. Proposed DAB adjustments E-5 and E-6 represent minor expansion of the building 
area that would not be noticeable from off-site locations.  

The project is consistent with Countywide Plan policies because it preserves the scenic quality 
of the project setting and does not impair views to ridgelines or other scenic features. The 
project is consistent with the San Geronimo Valley Community Plan because the Spirit Rock fa-
cility would maintain its intended use, would continue to complement the natural and man-
made features around and within the project site, would remain visually appealing, and would 
not result in new roadways or road connections to Sir Francis Drake Boulevard. 

The project would not significantly alter existing views or natural features, would preserve ex-
isting scenic qualities of the project site and would not result in development on ridgelines or 
open hillsides, or interfere with views to ridgelines or other scenic resources. This impact is less 
than significant.  

b. Would the project have a demonstrable negative aesthetic effect by causing a substantial 
alteration of the existing visual resources including, but not necessarily limited to: (1) an ab-
rupt transition in land use; (2) disharmony with adjacent uses because of height, bulk or 
massing of structures; or (3) cast of a substantial amount of light, glare, or shadow? 

No Impact. As stated in the discussion of impact 13.a, the DAB is only partially visible from li-
mited off-site locations and then is only visible as a distant, filtered view. Night lighting under 
the proposed project would be limited to inside buildings and parking lot safety lights. The 
parking lot lighting would be limited to the lower part of the valley, which is currently visually 
screened by existing topographical features. The project site is surrounded by undeveloped 
areas. Therefore, no significant light, glare, or shadow from adjacent properties would affect 
the project site, and the proposed project would not cause any significant additional light, 
glare, or shadow to adjacent properties. 

CONCLUSION REGARDING AESTHETICS 

The project is consistent with Countywide Plan and Community Plan goals and policies related 
to visual resources and aesthetics, would not significantly alter natural terrain or viewsheds, and 
does not significantly change existing visual quality, increase light and glare, or reduce sunlight 
to surrounding uses. Implementation of the proposed project would result in less than significant 
impacts to aesthetic resources when analyzed under both the Primary and Alternate Baseline 
conditions.  
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For Primary and Alternate Baseline Conditions 
Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact 
No Impact 

14. CULTURAL RESOURCES. Would the project: 

a) Disturb paleontological, archaeological, or 
historical sites, objects, or structures? (source 
#(s): 1, 2, 16 and 17) 

    

b) Have the potential to cause a physical change, 
which would adversely affect unique ethnic 
cultural values, or religious or sacred uses 
within the project area? (source #(s): 1, 2, 16 
and 17) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Community and Cultural Factors (Section F) and found 
that the proposed project would have no impact on the environment as it related to:  

1) Historical buildings, natural or cultural features which are unique; or 

2) Areas of archaeological, paleontologic, or other historic importance. 

Because no potentially significant impacts were identified, the 1988 CEQA Document does not 
contain mitigation measures related to aesthetics. 

ENVIRONMENTAL SETTING 

The baseline conditions for cultural resources were determined by archival records searches, a 
literature review, consultation with Native American individuals and organizations, and a cultural 
resources survey. The purpose of these methods was to identify cultural resources within the 
project site and to determine their significance under CEQA.  

Archival records searches were conducted at the Northwest Information Center (NWIC),26 and at 
the Native American Heritage Commission (NAHC), Sacramento, to review that agency’s Sacred 
Lands File. A fossil locality search request was also submitted to the University of California Museum of 
Paleontology to determine if paleontological sites (fossils) have been identified in the project site.  

PALEONTOLOGICAL RESOURCES 

Geologically, the project site is mapped primarily as mélange terrane of the Franciscan Complex. 
The Jurassic-Cretaceous (175–100 Ma)27 Franciscan mélange comprises soft crushed shale or ser-
pentine matrix with larger blocks of other Franciscan rocks — chert, basalt, sandstone, or grey-
wacke — “floating” in the matrix. The sandstone component of the Franciscan formation may 

                                                      

26 The NWIC is an affiliate of the California Office of Historic Preservation and is the official state repository of cultural resources reports 
and records for Marin County. 
27 Ma: “Million Years” 
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contain marine fossils, though preservation of fossils is generally unlikely. Possible fossil types include 
clams and ammonites, as well as microfossils and trace fossils. 

Also mapped in the project site is Quaternary (2.6 Ma–present) alluvium in the drainages and 
near Sir Francis Drake Boulevard, in the southeastern portion of the project site. Quaternary de-
posits overlie older Franciscan Complex deposits in portions of the project site. It is not specified 
whether these deposits are Pleistocene (2.6 Ma–12,000 B.P.) or Holocene (12,000 B.P.–present) in 
age.28 Pleistocene sediments would be sensitive for containing fossils. The specific age of these 
sediments is unknown. They are likely recent flood deposits, but older alluvium may be identified 
at depth. Recent sediments have a low possibility of containing fossils.  

ARCHAEOLOGICAL AND HISTORICAL RESOURCES 

Archaeological Resource Service (ARS) conducted cultural resources surveys for the current 
project, and LSA Associates, Inc. conducted a field review of the project site to verify the find-
ings of ARS. Additional cultural resource studies have also been done of portions of the Spirit 
Rock Meditation Center’s property in support of previous environmental studies (Chavez, 1988; 
Holman, 1997, 1988; Shannon, 1994). 

Native American individuals and organizations were contacted regarding the project via letter 
on March 8, 2007, and on March 10, 2010, to solicit their possible knowledge regarding cultural 
resources within the project site. Responses to these letters and follow-up e-mails resulted in con-
sultation with representatives of the Federated Indians of Graton Rancheria (FIGR).  

Identified Cultural Resources 

Three cultural resources have been identified in, or immediately adjacent to, the project site. 
These cultural resources are described below according to the primary number and trinomial (if 
available) assigned to the resource by the NWIC. Specific locational information regarding these 
resources is omitted to prevent vandalism and unauthorized collection. 

P-21-000003/CA-MRN-612H. Historical archaeological site P-21-000003/CA-MRN-621H consists of 
an approximately 1,300-foot segment of the North Pacific Coast Railroad (NPCRR) grade adja-
cent to the current project site. The railroad was in operation from 1875 until 1904 and was used 
to transport goods between west Marin County and Sonoma County. Shannon & Associates 
(1994:12-13) noted that the NPCRR is historically significant for its contribution to regional growth 
but “the integrity of the resource has been greatly compromised and falls short of meeting either 
Federal or State significance requirements.” Based on the results of Shannon & Associates’ study, 
P-21-000003/CA-MRN-621H does not qualify as a historical resource under CEQA. 

P-21-000485/CA-MRN-554. Prehistoric archaeological site P-21-000485/CA-MRN-554 consists of a 
chert quarry measuring approximately 200 feet (E-W) by 210 feet (N-S). Numerous chert flakes 
produced by quarrying and chert flake tools are associated with the site. David Chavez & Asso-
ciates (1988) excavated four auger borings at the site and identified chert flakes to a depth of 
100 centimeters (3.3 feet) below the ground surface. Chavez concluded that the flakes were 
redeposited as a result of colluvial action. Holman & Associates (1997) conducted archaeologi-
cal monitoring in the vicinity of the site for construction of previously vested buildings, but did not 
identify any archaeological materials. 

                                                      

28 B.P.: “Before Present” 
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P-21-002634. Prehistoric archaeological site P-21-002634 consists of an isolated quarried chert 
boulder measuring 3 feet long (E-W), 2 feet wide (N-S), and 1.5 feet tall. Chert flakes and a chert 
scraper tool were identified in the vicinity of the boulder. 

DISCUSSION OF IMPACTS 

Under both Primary and Alternate Baseline conditions, potential impacts to cultural resources 
would result from construction activities. Since the proposed changes in the Master Plan 
Amendment would in the same construction activity, the analysis of potential cultural resource 
impacts is the same for either Primary or Alternate Baseline conditions.  

a. Would the project disturb paleontological, archaeological, or historical sites, objects, or 
structures? 

PALEONTOLOGICAL SITES 

Geologically, the project site contains Franciscan Complex and Quaternary formations.  The 
sandstone component of the Franciscan formation may contain marine fossils, though preser-
vation of fossils is generally unlikely. Possible fossil types include clams and ammonites, as well 
as microfossils and trace fossils. Though not yet specified, the Quaternary alluvium may include 
Pleistocene sediments that would be sensitive for containing fossils. There is the possibility of 
encountering significant paleontological sites in the fossil-bearing Late Pleistocene alluvium 
and Franciscan deposits in the project site. Should such paleontological sites or fossil-bearing 
deposits be encountered, a potentially significant impact would occur. 

Mitigation Measure 

MM14.a.1  The applicant shall undertake construction in a manner that avoids histor-
ic and prehistoric resources. Before beginning construction, the project 
sponsor shall submit plans for approval by the County that include notes 
informting their grading contractor(s) of the potential for encountering 
paleontological sites by including the following directive in contract doc-
uments: 

  “The subsurface of the construction site may be sensitive for paleontologi-
cal resources. If paleontological resources are encountered during 
project subsurface construction, all ground-disturbing activities within 50 
feet shall be redirected and a qualified paleontologist contacted to as-
sess the situation, consult with agencies as appropriate, and make rec-
ommendations for the treatment of the discovery. Project personnel shall 
not collect or move any paleontological materials. Paleontological re-
sources include fossil plants and animals, and such trace fossil evidence of 
past life as tracks. Ancient marine sediments may contain invertebrate 
fossils such as snails, clam and oyster shells, sponges, and protozoa, and 
vertebrate fossils such as fish, whale, and sea lion bones. Vertebrate land 
mammals may include bones of mammoth, camel, saber-tooth cat, 
horse, and bison. Paleontological resources also include plant imprints, 
petrified wood, and animal tracks.” 

  The Marin County Community Development Agency shall verify that the 
language has been included in the contract documents before issuing 
the required permits. 
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  Adverse effects to paleontological deposits should be avoided by project 
activities. If avoidance is not feasible, the paleontological resources shall be 
evaluated for their significance by a paleontologist. If the resources are not 
significant, avoidance is not necessary. If the resources are significant, the 
adverse effects of project ground disturbance shall be mitigated. A paleon-
tologist shall prepare a Paleontological Mitigation Plan for submittal to the 
Marin County Community Development Agency for review, comment, and 
approval. Upon approval of the Paleontological Mitigation Plan, the Marin 
County Community Development Agency shall be responsible for ensuring 
that the stipulations of the Mitigation Plan are fulfilled.  

Timing/Implementation:  Prior to project ground-disturbing activities. 

Enforcement/Monitoring: Marin County Community Development Agency 

Implementation of the above mitigation measure will ensure that project ground-disturbing 
activities have a less than significant impact on paleontological resources. 

b. Would the project have the potential to cause a physical change which would adversely af-
fect unique ethnic cultural values, or religious or sacred uses within the project area? 

ARCHAEOLOGICAL AND HISTORICAL SITES, OBJECTS, AND STRUCTURES 

Prehistoric and historical archaeological sites and structures (P-21-000003/CA-MRN-612H, 
P-21-000485/CA-MRN-554, and P-21-002634) have been identified in and adjacent to the 
project site. P-21-000003, a segment of the historical NPCRR, is recorded adjacent to the 
project site and will not be affected by the proposed Master Plan amendments. Although 
not recorded within proposed building footprints, prehistoric archaeological sites P-21-
000485/CA-MRN-554 and P-21-002634 are in the vicinity of proposed construction in the 
Community Center and Teacher and Staff Village subareas. Construction in these subareas 
has the potential to disturb P-21-000485/CA-MRN-554 and P-21-002634 through encroach-
ment of construction equipment or personnel and from excavation that may encounter sub-
surface archaeological deposits. These impacts are potentially significant.  

Although no human remains have been identified in the project site, Native American ske-
letal and cremated remains may be associated with prehistoric archaeological deposits. 
Should such remains be encountered, a potentially significant impact would occur. 

Mitigation Measures 

MM 14.b.1  The applicant shall undertake construction in a manner that avoids histor-
ic and prehistoric resources. Before beginning construction  within the 
Teacher and Staff Village subarea and of the proposed Meeting Hall, the 
applicant shall establish, and secure County approval of, a 50-foot exclu-
sionary buffer with high visibility temporary construction fencing at P-21-
000485/CA-MRN-554 and P-21-002634. No project activities, including 
equipment staging or other ground-disturbing activities, shall occur within 
the exclusionary buffer.  

  The construction contractor shall be responsible for installing and maintain-
ing the temporary fences, and installation will be done in coordination with 
a qualified archaeologist and a FIGR representative. The 50-foot exclusio-
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nary buffer shall be determined by a field review, which may include pres-
ence/absence auger testing or shovel test pits, as needed, to determine 
the resources’ boundaries. Staff from the Marin County Community Devel-
opment Agency shall conduct site visits prior to construction, and periodi-
cally thereafter during the course of construction, to verify that the exclu-
sionary fences have been installed, are properly maintained, and that no 
project activities are occurring within the exclusionary fence perimeter. 

Timing/Implementation:  Fencing shall be erected prior to project activi-
ties and monitored periodically for the duration 
of project activities within the Teacher and Staff 
Village subarea and proposed Meeting Hall site. 

Enforcement/Monitoring:  Marin County Community Development Agen-
cy 

MM 14.b.2  The applicant shall undertake construction in a manner that avoids historic 
and prehistoric resources. Before beginning construction, the applicant shall 
retain a qualified archaeologist and a FIGR representative to monitor 
project ground-disturbing activities associated with construction at the 
Teacher and Staff Village subarea and of the Meeting Hall. Archaeological 
and Native American monitors shall be empowered to halt construction ac-
tivities at the location of a discovery to review possible archaeological ma-
terial and to protect the resource while the finds are being evaluated. 

If deposits of prehistoric or historical archaeological materials are encoun-
tered during project activities, all work within 50 feet of the discovery shall 
be redirected until the archaeologist assesses the finds, consults with 
agencies as appropriate, and makes recommendations for the treatment 
of the discovery. Adverse effects to such deposits shall be avoided by 
project activities. If avoidance is not feasible, the archaeological deposits 
shall be evaluated for their eligibility for listing in the California Register of 
Historical Resources. If the deposits are not eligible, avoidance is not ne-
cessary. If the deposits are eligible, adverse effects on the deposits shall 
be mitigated.  

If mitigation is determined necessary by the archaeologist, mitigation pro-
cedures shall be developed by the archaeologist and in coordination 
with the Marin County Community Development Agency. Mitigation may 
include excavation of the archaeological deposit in accordance with a 
data recovery plan (see CCR Section 15126.4(b)(3)(C)) and standard 
archaeological field methods and procedures; laboratory and technical 
analyses of recovered archaeological materials; preparation of a report 
detailing the methods, findings, and significance of the archaeological 
site and associated materials; and accessioning of archaeological mate-
rials and a technical data recovery report at a curation facility.  

Upon completion of the archaeological monitoring, the archaeologist 
shall prepare a report of methods and findings for submittal to the Marin 
County Community Development Agency and the Northwest Information 
Center at Sonoma State University. 
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Timing/Implementation:  Archaeological and FIGR monitors shall be re-
tained prior to project ground-disturbing activities. 
Monitoring will occur during project ground-
disturbing activities at those areas identified above. 

Enforcement/Monitoring:  Marin County Community Development Agency 

MM 14.b.3  The applicant shall undertake construction in a manner that avoids histor-
ic and prehistoric resources. Before beginning construction, the project 
sponsor shall submit plans for approval by the County that include notes 
informtin contractors that if human remains are encountered, these re-
mains shall be treated in accordance with HSC Section 7050.5. The 
project applicant shall inform its contractor(s) of the cultural sensitivity of 
the project area for human remains by including the following directive in 
contract documents: 

  If human remains are encountered during project activities, work within 50 
feet of the discovery shall be redirected and the County Coroner notified 
immediately. At the same time, an archaeologist shall be contacted to as-
sess the situation and consult with agencies as appropriate. Project person-
nel shall not collect or move any human remains and associated materials. 
If the human remains are of Native American origin, the Coroner must notify 
the Native American Heritage Commission within 24 hours of this identifica-
tion. The Native American Heritage Commission will identify a Most Likely 
Descendant (MLD) to inspect the site and provide recommendations for 
the proper treatment of the remains and associated grave goods.  

The Marin County Community Development Agency shall verify that the 
language has been included in the contract documents before issuing 
the required permits. 

 Upon completion of the assessment, the archaeologist shall prepare a report 
documenting the methods and results, and provide recommendations for 
the treatment of the human remains and any associated cultural materials, 
as appropriate and in coordination with the recommendations of the MLD. 
The report shall be submitted to the Marin County Community Development 
Agency and the Northwest Information Center. 

Timing/Implementation:  The above italicized language shall be included 
in appropriate contract documents executed 
prior to project ground-disturbing activities. 

Enforcement/Monitoring:  Marin County Community Development Agency 

Implementation of the mitigation measures 14(b)-1, 14(b)-2, and 14(b)-3 will ensure that 
project ground-disturbing activities have a less than significant impact on archaeological 
sites and human remains. 

The proposed Master Plan Amendment will allow for increased site visitation and will con-
struct facilities that will permit the continued operation of the project area as a Buddhist re-
treat center. No changes in zoning are proposed that will preclude the operation of the area 
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as a religious facility. No impacts, therefore, are anticipated from implementation of the 
Master Plan amendments to the SRMC. 

A review of the Sacred Lands File by the NAHC did not “indicate the presence of Native Amer-
ican cultural resources in the immediate project area.”29 Prehistoric archaeological sites have 
been identified in the project area, however, which in addition to their archaeological values, 
may have spiritual and sacred value to FIGR. Implementation of mitigation measures 14(b)-1, 
14(b)-2, and 14(b)-3, which will protect identified prehistoric cultural resources and human re-
mains by way of protective fencing and monitoring, will reduce potential project impacts to 
sacred Native American cultural resources to a less than significant level. 

CONCLUSION REGARDING CULTURAL RESOURCES 

As mitigated, implementation of the proposed project would have less than significant impacts 
on cultural resources when analyzed under both the Primary and Alternate Baseline. 

                                                      

29 Letter from NAHC Program Analyst, Katy Sanchez, dated March 8, 2010. 
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For Primary and Alternate Baseline Conditions 
Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact 
No Impact 

15. SOCIAL AND ECONOMIC EFFECTS. Would the project result in: 

a) Any physical changes which can be traced 
through a chain of cause and effect to social or 
economic impacts? (source #(s): 1,, 16 and 17) 

    

PREVIOUS ENVIRONMENTAL DETERMINATIONS FROM 1988 NEGATIVE DECLARATION (FOR USE WITH 
PRIMARY BASELINE) 

The 1988 CEQA Document considered Economic Factors (Section H) and found that the pro-
posed project would have no impact on the environment as it related to activities requiring the 
expenditure of funds in excess of public revenues generated by the project. Because no poten-
tially significant impacts were identified, the 1988 CEQA Document does not contain mitigation 
measures related to social and economic effects. 

DISCUSSION OF IMPACTS 

a. Would the project result in physical changes which can be traced through a chain of cause 
and effect to social or economic impacts? 

The project would not result in direct or indirect adverse physical impacts from social or eco-
nomic effects related to this project. The proposed project represents a continued invest-
ment in the master plan area and, as noted in Section 13, Aesthetics/Visual Resources, is 
largely shielded from public view. The proposed use will not cause off-site physical impacts 
such as blight or decay, as the proposed use is not competitive in nature. There are no eco-
nomic effects of this project that would result in physical impacts on the environment. The 
costs of providing limited County services to the project are not expected to result in adverse 
physical effects on the environment. Therefore, no significant effects would result from this 
project as proposed, and no impact would occur. 

CONCLUSION REGARDING SOCIAL AND ECONOMIC EFFECTS 

Implementation of the proposed project would have a less than significant impacts on social 
and economic conditions when analyzed under both the Primary and Alternate Baseline condi-
tions. 
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Potentially 
Significant 

Impact 

Less Than Signif-
icant With Miti-
gation Incorpo-

rated 

Less Than 
Significant 

Impact No Impact 

16. MANDATORY FINDINGS OF SIGNIFICANCE 

a) Does the project have the potential to de-
grade the quality of the environment, substan-
tially reduce the habitat of a fish or wildlife 
species, cause a fish or wild-life population to 
drop below self-sustaining levels, threaten to 
eliminate a plant or animal community, re-
duce the number or restrict the range of rare 
or endangered plants or animals, or eliminate 
important examples of the major periods of 
California history or prehistory? 

    

b) Does the project have impacts that are indivi-
dually limited, but cumulatively considerable? 
"Cumulatively considerable" means that the 
incremental effects of a project are considera-
ble when viewed in connection with the ef-
fects of past projects, the effects of other cur-
rent projects, and the effects of probable 
future projects. 

    

c) Does the project have environmental effects 
that will cause substantial adverse effects on 
human beings, either directly or indirectly? 

    

DISCUSSION OF IMPACTS 

a. Does the project have the potential to degrade the quality of the environment, substantially 
reduce the habitat of a fish or wildlife species, cause a fish or wild-life population to drop be-
low self-sustaining levels, threaten to eliminate a plant or animal community, reduce the 
number or restrict the range of rare or endangered plants or animals, or eliminate important 
examples of the major periods of California history or prehistory? 

Less than Significant Impact with Mitigation Incorporated. Please refer to Section 1, Land Use 
and Planning, Section 4, Water, Section 7, Biology, and Section 14, Cultural Resources. Im-
plementation of the proposed project, as mitigated, would have a less than significant im-
pact upon the quality of the environment, habitat of a fish or wildlife species, fish or wildlife 
populations, plant or animal communities, rare or endangered  plants or animals, or historic 
or prehistoric resources. The proposed project has been designed to avoid these resources, 
and has incorporated mitigations that would reduce the potential for impact to a less than 
significant level. 

b. Does the project have impacts that are individually limited, but cumulatively considerable? 
“Cumulatively considerable” means that the incremental effects of a project are considera-
ble when viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects. 

Less than Significant Impact with Mitigation Incorporated. Although incremental changes in 
certain areas can be expected as a result of the proposed project, all environmental im-
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pocts thot could occur os o result of the project ore individuol ly l imited ond ore not consi-
dered "cumulotively consideroble." Al l  project construction ond operotion impocts thot
could occur os o result of the proposed project would be reduced to o less thon signif icont
level through implementotion of the mit igotion meosures recommended in this Init iol  Study in
Section l ,  Lond Use ond Plonning, Section 4, Woter, Section 5, Air Quoli ty, Section 6, Tronspor-
tot ion ond Circulot ion, Section 7, Biologicol Resources, Section g, Hazards ond Hozordous
Moteriols, Section I I  ,  Public Services, Section 12, Uti l i t ies ond Service Systems, ond Section 14,
Culturol Resources.

Refer to the discussion under Section 5, Air Quoli ty, for onolysis of the potentiol for ihe project
to  hove o cumulot ive impoct  on g lobol  c l imote chonge.

c. Does the project hove environmentol effects thot wi l l  couse substontiol odverse effects on
humon beings, either direct ly or indirect ly?

less lhon Signif iconl lmpoct. lmplementotion of the proposed project would result in no envi-
ronmentol effects thot would couse substontiol direct or indirect odverse effects on humon
beings with incorporotion of the mit igotion meosures recommended in this Init iol  Study in
Section l ,  Lond Use ond Plonning, Section 4, Woter, Section 5, Air Quoli ty, Section 6, Tronspor-
tot ion ond Circulot ion, Section 7, Biologicol Resources, Section 9, Hazards ond Hozordous
Moteriols, Section I l ,  Public Services, Section I2, Uti l i t ies ond Service Systems, ond Section 

. |4,

Culturol Resources.

17.  PROf ECT SPONSOR'S TNCORPORATTON OF MTTTGATTON MEASURES:

Acting on beholf of the project sponsor or the outhorized ogent of the project sponsor, |  (un-
dersigned) hove reviewed the Init iol  Study for the Spir i t  Rock Moster Plon Amendment oppl i-
cotion ond hove port iculorly reviewed the mit igotion meosures ond monitoring progroms
ident i f ied here in.  loccepi  the f ind ings of  the In i t io l  Study,  inc luding the recommended mi t i -
gotion meosures, ond hereby ogree to modify the proposed project oppl icoi ions now on f i le
with Morin County to include ond incorporote ol l  mit igotion meosures ond monitoring pro-
groms set out in this lni t iol  Study.

'l- 17- /c'
Signature

, '- f t o

Lo vtg e- ffL, n K Lt tr-,

Printed Name

Marin County Community Development Agency
September 2010
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Drrrnu¡NnrloN: (Completed by Morin County Environmentol Coordinotor). pursuonl to Section
l5ló2 ond 15070 of the Stole Guidelines, lhe onolysis contoined in lhe tnitiol Sludy evoluotion,
ond the entire qdministrotive record for the project:

l'-l lfind thot ihe proposed projeci WILL NOT hove o significont effect on the environment,
ond o NEGATIVE DECLARATTON will be prepored.

I find thoT though chonges represented by ihe cunent projec't will result in new or in-
creosed potenliolly significont impocts lhot hove not olreody been considered ond miti-

X goled by the prior environmentoireview, there will not be o significont effect in this cose
becouse revisions in the project hove been mode by or ogreed to by the project propo-
nent. A SUBSEQUENT M|T|GATED NEGAT|VE DECLARATToN wiil be prepored.

l-l I find thot the proposed project MAY hove o significont effect on lhe environment, ond
on ENVIRONMENTAL TMPACT REpORT is required.

I find thot the proposed project MAY hove o "potentiolly significont impoct" or "potenliolly
significont unless mitigoted" impoct on the environment, buf of leosl one effect I ) hos

n been odequotely onolyzed in on eorlier document pursuont To opplicoble legol sion-r-J dords, ond 2) hos been oddressed by mitigotion meosures bosed on the eorlieionolysis
os described on otloched sheefs. An ENVIRONMENTAL IMPACT REPORT is required. but it
must onolyze only the effects thot remoin to be oddressed.

I find thot olihough the proposed project could hove o significont effeci on lhe environ-
ment, becouse oll potentiolly significont effects (o) hove been onolyzed odequoiely in

l-l on eorlier EIR or NEGATIVE DECLARATION pursuont to opplicoble siondords, ond (b) hove
been ovoided or mitigoted pursuont to thot eorlier EIR or NEGATIVE DECLARATION, includ-
ing revisions or mitigolÎon meosures thof ore imposed upon the proposed project, nothing
further is required.

Spìrìt Rock MedÍtation Center - Maste¡ PIan Amendment
Draft Initial Study/Mítìgated Negatìve Decla¡atìon

Marin County Communìty Development Agency
September 2010
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REFERENCES 

SPIRIT ROCK MEDITATION CENTER MASTER PLAN AMENDMENT –  
INITIAL STUDY/MITIGATED NEGATIVE DECLARATION 

TECHNICAL REPORTS, PLANS, AND DOCUMENTS INCORPORATED BY REFERENCE 

The Mitigated Negative Declaration adopted for the Spirit Rock Center Master Plan in 1988 (1988 
CEQA Document) is incorporated by reference and is contained in Appendix A to this subse-
quent Initial Study/Mitigated Negative Declaration.  In addition to the 1988 CEQA Document, 
the following technical reports, plans, and documents have been used in describing and eva-
luating the proposed project. A complete listing of all technical reports, plans, and documents 
submitted by the project sponsor, as well as maps and documents on file in the Planning Division, 
that have been used in evaluating the proposed project and incorporated by reference in ac-
cordance with Section 15150 of the California Environmental Quality Act Statutes and Guidelines 
are contained in Attachment 1 of this Initial Study. Please be advised that all reports, plans, doc-
uments, and maps are matters of public record and are available for public review during nor-
mal business hours in the Community Development Agency - Planning Division, Room 308, Marin 
Civic Center, San Rafael. 

The project application includes eleven environmental resource and technical reports and stu-
dies that address environmental conditions on the site and the proposed project. These include 
a biological assessment, arborist tree report, noise study, fire flow assessment, wastewater study, 
cultural resources study, geotechnical study, transportation study, environmental impact analy-
sis, proposed green development practices assessment, and energy study. Each of these reports 
is incorporated into the Initial Study setting and impact analysis sections by reference where re-
levant. All of the reports have been independently and objectively evaluated by the County’s 
Initial Study consultant and technical experts and considered in the Initial Study where found to 
be relevant. Findings and conclusions of the application reports have been carefully evaluated 
and supplemented, revised, or superseded as necessary by the consultant’s independent eval-
uation of the site including field reconnaissance and literature review. More detailed information 
regarding specific environmental setting information, issues, and concerns is discussed in the 
topical analysis sections of this Initial Study, beginning with Section IV Evaluation of Environmen-
tal Impacts.  

1) “Spirit Rock Meditation Center, Master Plan Amendment, Volume 1” and accompanying 
maps, prepared by HartMarin, dated November 15, 2008. Volume 1 contains the following 
topics: 

a. Graphics 

b. Project Overview 

c. Community Involvement Program 

d. Legal Opinions 

e. Project Description 

f. Proposed Green Development Practices Assessment and Energy Study 
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g. Resource Protection Plan 

h. Environmental Impact Analysis 

2) “A Cultural Resources Evaluation of Proposed Building Site and Improvement Areas Within 
the Spirit Rock Meditation Center, Woodacre, Marin County, CA,” prepared by Archaeolog-
ical Resource Service, dated January 9, 2008, and amendment A Cultural Resources Evalua-
tion for the Proposed Alternative Location of the Administration Building Within the Spirit Rock 
Meditation Center, Woodacre, Marin County, CA, dated June 24, 2008. 

3) “Biological Impact Assessment Report for the Spirit Rock Master Plan Amendment,” prepared 
by WRA, Environmental Consultants, dated January, 2008; Addendum for the Alternative Lo-
cation of the Administration Building, dated June 25, 2008, with Section 404 Waters of the U.S. 
Jurisdictional Delineation Wetlands Map, dated March 11, 2008; letter dated December 5, 
2008, addressing the California Red-Legged Frog and the Western Pond Turtle. 

4) “Spirit Rock Meditation Center Vegetation Management Plan,” prepared by MacNair & As-
sociates, Consulting Arborists and Horticulturists, dated July 15, 2008, and Spirit Rock Medita-
tion Center Administration Building – Arborist Report Addendum, dated July 15, 2008. 

5) “Environmental Noise Study,” prepared by Charles M. Salter Associates Inc., dated Novem-
ber 1, 2007. 

6) “Spirit Rock, Fire Flow Evaluation,” prepared by CSW/ST2, dated June 18, 2007. 

7) “Geotechnical Feasibility Study, Spirit Rock Phase 4 Improvements,” prepared by Purcell, 
Rhoades & Associates, Inc. (PRA), dated January 15, 2008, and Addendum One to Geo-
technical Feasibility Study, Spirit Rock Phase 4 Improvements (consisting of an analysis of a 
proposed alternate location for the administration building), dated June 17, 2008.  

8) “Spirit Rock Meditation Center Transportation Study,” prepared by Robert L. Harrison Trans-
portation Planning, dated July 2007, and Addendum for Alternative Location of the Adminis-
tration Building, dated July 8, 2008. 

9) “Onsite Wastewater Facility Report for Spirit Rock Meditation Center, Woodacre, California,” 
prepared by Questa Engineering Corporation, dated January 2008, and letter, Spirit Rock 
Proposed Administration Building, dated July 17, 2008. 

10) Earthwork Calculations, prepared by Sherwood Design Engineers (SDE), dated July 16, 2009. 

11) Project Plans consisting of Sheets 0-4, 5a-5c, 6-13, 15, 17, 19-20, submitted by HartMarin, re-
ceived in the Marin County Community Development Agency November 20, 2008, and 
Sheets 14, 16, 18, and S1, received in the Marin County Community Development Agency 
July 23, 2009. 

12) Response Letters and Documents submitted by HartMarin, dated 12/10/08; Response letter 
received in the Community Development Agency July 23, 2009; “Response Package #5,” 
dated August 6, 2009. 

13) “Construction Logistics and Phasing,” prepared by HartMarin. Received in the Marin County 
Community Development Agency. July 23, 2009. 
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14) “Proposed Work Plan for Spirit Rock Meditation Center Water Quality Baseline Study,” pre-
pared by Tetra Tech EM Inc., dated May 2008. 

15) Evan Kavanagh. 2009. Spirit Rock Meditation Center. Letter dated November 2. 

16) Marin County Community Development Agency. 2007. Marin Countywide Plan.  
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Spirit Rock Master Plan Amendment – Plan Policy Analysis 

Marin County Plan Policy Analysis/Conformance Related 
Mitigations 

Enhanced Native Habitat and Biodiversity 

BIO-1.3 Protect Woodlands, Forests, and Tree Resources. Protect 
large native trees, trees with historical importance; oak 
woodlands; healthy and safe eucalyptus groves that support 
colonies of monarch butterflies, colonial nesting birds, or known 
raptor sites; and forest habitats. Prevent the untimely removal of 
trees through implementation of standards in the Development 
Code and the Native Tree Preservation and Protection Ordinance. 
Encourage other local agencies to adopt tree preservation 
ordinances to protect native trees and woodlands, regardless of 
whether they are located in urban or undeveloped areas. See also 
Policy SV-1.7. 

Consistent with Mitigations Incorporated.  The project has been designed 
so that the modified development area generally avoids dense stands 
existing mature trees.  MacNair and Associates prepared an Arborist Report 
that indicates that the proposed relocation of previously approved structures 
away from riparian and woodland areas would increase tree protection and 
reduce vegetation management requirements around buildings.  The project 
would, however, result in the removal of trees that are eligible for 
protection.  This is a potentially significant impact unless mitigated. 

MM.1.a & 
MM.7.b.2 

BIO-1.5 Promote Use of Native Plant Species. Encourage use of a 
variety of native or compatible non-native, non-invasive plant 
species indigenous to the site vicinity as part of project 
landscaping to improve wildlife habitat values. 

Consistent.  The project proposes to retain the majority of the site in its 
current condition, and to implement a Resource Protection Plan that 
includes invasive species management.  Standard County requirements 
related to using drought tolerant, fire-safe, native species will be applied to 
subsequent development plan and design review applications will ensure 
adherence to this policy. 

 

BIO-1.6   Control Spread of Invasive Exotic Plants. Prohibit use of 
invasive species in required landscaping as part of the 
discretionary review of proposed development. Work with 
landowners, landscapers, the Marin County Open Space District, 
nurseries, and the multi-agency Weed Management Area to 
remove and prevent the spread of highly invasive and noxious 
weeds. Invasive plants are those plants listed in the State’s 
Noxious Weed List, the California Invasive Plant Council’s list of 
“Exotic Pest Plants of Greatest Ecological Concern in California,” 
and other priority species identified by the agricultural 
commissioner and California Department of Agriculture. Species 
of particular concern include the following: barbed goatgrass 
(Aegilops triuncialis), giant reed (Arundo donax), Italian thistle 
(Carduus pycnocephalus), distaff thistle (Carthamus lanatus), 
purple starthistle (Centaurea calcitrapa), yellow starthistle 
(Centaurea solstitialis), pampas grass (Cortaderia selloana), Scotch 
broom (Cytisus scoparius), Cape ivy (Delairea odorata), oblong 
spurge (Euphorbia oblongata), fennel (Foeniculum vulgare), 

Consistent.  The project proposes to implement a Resource Protection Plan 
that includes invasive species management.   
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French broom (Genista monspessulana), salt-water cord grass 
(Spartina alternifolia), Spanish broom (Spartium junceum), 
medusahead (Taeniatherum caput-medusae), gorse (Ulex 
europaeus), and periwinkle (Vinca major), among others. 

BIO-1.7    Remove Invasive Exotic Plants. Require the removal of 
invasive exotic species, to the extent feasible, when considering 
applicable measures in discretionary permit approvals for 
development projects unrelated to agriculture, and include 
monitoring to prevent re-establishment in managed areas. 

Consistent.  The project proposes to implement a Resource Protection Plan 
that includes invasive species management.   

 

Protection of Sensitive Biological Resources 

BIO-2.1 Include Resource Preservation in Environmental Review.  
Require environmental review pursuant to CEQA of development 
applications to assess the impact of  proposed development on 
native species and habitat diversity, particularly special-status 
species, sensitive natural communities, wetlands, and important 
wildlife nursery areas and movement corridors. Require adequate 
mitigation measures for ensuring the protection of any sensitive 
resources and achieving “no net loss” of sensitive habitat acreage, 
values, and function. 

Consistent.  Through preparation of this Initial Study/Mitigated Negative 
Declaration, potential impacts to native species and habitat diversity have 
been evaluated, and where necessary, mitigated to reduce potential impacts 
to a less than significant level.   

 

BIO-2.2 Limit Development Impacts. Restrict or modify proposed 
development in areas that contain essential habitat for special-
status species, sensitive natural communities, wetlands, baylands 
and coastal habitat, and riparian habitats, as necessary to ensure 
the continued health and survival of these species and sensitive 
areas. Development projects should preferably be modified to 
avoid impacts on sensitive resources, or to adequately mitigate 
impacts by providing on-site or (as a lowest priority) off-site 
replacement at a higher ratio. 

Consistent.  The project proposes to modify the Development Area 
Boundary to avoid areas that contain resources or physical constraints.  The 
project has been designed so that existing and previously approved 
structures and improvements have greater separation from wetland and 
riparian resources.   

 

BIO-2.3 Preserve Ecotones. Condition or modify development 
permits to ensure that ecotones, or natural transitions between 
habitat types, are preserved and enhanced because of their 
importance to wildlife. Ecotones of particular concern include 
those along the margins of riparian corridors, baylands and 
marshlands, vernal pools, and woodlands and forests where they 
transition to grasslands and other habitat types. 

Consistent.  The project proposes to increase the separation between 
improvements and riparian corridors, woodlands, and wetlands, thereby 
increasing the protection of ecotones consistent with this policy. 
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BIO-2.4 Protect Wildlife Nursery Areas and Movement 
Corridors. Ensure that important corridors for wildlife movement 
and dispersal are protected as a condition of discretionary permits, 
including consideration of cumulative impacts. Features of 
particular importance to wildlife for movement may include 
riparian corridors, shorelines of the coast and bay, and ridgelines. 
Linkages and corridors shall be provided that connect sensitive 
habitat areas such as woodlands, forests, wetlands, and essential 
habitat for special-status species, including an assessment of 
cumulative impacts. 

Consistent.  The existing, approved development area occupies a portion of 
the site that contains a riparian corridor.  This corridor is used for wildlife 
movement, and is a destination for wildlife in surrounding habitat areas.  
The proposed project would increase the separation between improvements 
and the riparian corridor while maintaining unimproved areas where access 
to surrounding habitat is available.  Accordingly, the project would increase 
consistency with this policy. 

 

BIO-2.5 Restrict Disturbance in Sensitive Habitat During Nesting 
Season. Limit construction and other sources of potential 
disturbance in sensitive riparian corridors, wetlands, and baylands 
to protect bird nesting activities. Disturbance should generally be 
set back from sensitive habitat during the nesting season from 
March 1 through August 1 to protect bird nesting, rearing, and 
fledging activities. Preconstruction surveys should be conducted 
by a qualified professional where development is proposed in 
sensitive habitat areas during the nesting season, and appropriate 
restrictions should be defined to protect nests in active use and 
ensure that any young have fledged before construction proceeds. 

Consistent with mitigations incorporated.  As discussed in Section ___ of 
the Initial Study/Mitigated negative Declaration, construction activities have 
the potential to disturb nesting activities on the project site.  This potentially 
significant impact can be reduced to a less than significant level by 
requiring nesting surveys and employing appropriate construction controls. 

MM7.b.6 

BIO-2.6 Identify Opportunities for Safe Wildlife Movement. 
Ensure that existing stream channels and riparian corridors 
continue to provide for wildlife movement at roadway crossings, 
preferably through the use of bridges, or through over-sized 
culverts, while maintaining or restoring a natural channel bottom. 
Consider the need for wildlife movement in designing and 
expanding major roadways and other barriers in the 

County…. 

Consistent.  The project proposes to maintain or increase the separation 
between development and riparian corridors over what had previously been 
approved, and would utilize existing roads to avoid creating new vehicle 
crossings within the existing developed areas and to use cantilevered 
bridges at all future creek crossings.  Accordingly, the project would 
improve opportunities for wildlife movement by increasing the separation 
between development and riparian corridors consistent with this policy. 

 

 

Wetland Conservation 

BIO-3.1 Protect Wetlands. Require development to avoid 
wetland areas so that the existing wetlands and upland buffers are 
preserved and opportunities for enhancement are retained (areas 
within setbacks may contain significant resource values similar to 
those within wetlands and also provide a transitional protection 
zone). Establish a Wetland Conservation Area (WCA) for 

Consistent with Mitigations Incorporated.  Though the project would still 
result in fill of an on-site wetland in the Teacher and Staff Village, the 
project is consistent with the WCA standards established by Policy BIO-3.1, 
because it: 

Would adjust the DAB boundary to preclude future development in a 

MM.7.b.3 
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jurisdictional wetlands to be retained, which includes the 
protected wetland and associated buffer area.  Development shall 
be set back a minimum distance to protect the wetland and 
provide an upland buffer. Larger setback standards may apply to 
wetlands supporting special-status species or associated with 
riparian systems and baylands under tidal influence, given the 
importance of protecting the larger ecosystems for these habitat 
types as called for under Stream Conservation and Baylands 
Conservation policies defined in Policy BIO-4.1 and BIO-5.1, 
respectively.   

Regardless of parcel size, a site assessment is required either 
where incursion into a WCA is proposed or where full compliance 
with all WCA criteria would not be met.  Employ the following 
criteria when evaluating development projects that may impact 
wetland areas (see Figure 2-1): 

Coastal, Inland Rural, and Baylands Corridors: 
For all parcels, provide a minimum 100-foot development setback 
from wetlands (areas within setbacks may contain significant 
resource values similar to those within wetlands and also provide 
a transitional protection zone). An additional buffer may be 
required, based on the results of a site assessment, if such an 
assessment is determined to be necessary. Site assessments will be 
required and conducted pursuant to Program BIO-3.c, Require 
Site Assessment.  Exceptions to full compliance with the WCA 
setback standards may apply only in the following cases: 

1.  Parcel is already developed with an existing use, provided no 
unauthorized fill or other modifications to wetlands have 
occurred as part of ongoing use of the property. 

2.  Parcel is undeveloped and falls entirely within the WCA. 

3.  Parcel is undeveloped and potential impacts on water quality, 
wildlife habitat, or other sensitive resources would be greater 
as a result of development outside the WCA than 
development within the WCA, as determined by a site 
assessment. 

4.  Wetlands are avoided and a site assessment demonstrates that 
minimal incursion within the minimum WCA setback 

portion of the site that contains wetland resources;  

Would establish a WCA buffer of ____ feet from the easternmost wetland in 
the Student and Teacher Village where none presently exists, and 

Biological impact mitigations will require the project to establish 
replacement habitat for any filled wetlands at a 2:1 ratio. 
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distance would not result in any significant adverse direct or 
indirect impacts on wetlands. 

BIO-3.2 Require Thorough Mitigation. Where avoidance of 
wetlands is not possible, require provision of replacement habitat 
on-site through restoration and/or habitat creation at a minimum 
ratio of 2 acres for each acre lost (2:1 replacement ratio) for on-site 
mitigation and a minimum 3:1 replacement ratio for off-site 
mitigation. Mitigation wetlands should be of the same type as 
those lost and provide habitat for the species that use the existing 
wetland. Mitigation should also be required for incursion within 
the minimum WCA setback/transition zone. 

Consistent with Mitigation Incorporated.  Proposed modifications to the 
Development Area Boundary (DAB) would reduce the encroachment on 
wetland resources by 0.04 acres, but would still have the potential to 
impact 0.02 acres.  By incorporating mitigation measures describe in 
Section ___ of the Initial Study/Mitigated Negative Declaration, by 
incorporating mitigation measures requiring impacted wetlands to be 
replaced at a 2:1 ratio, the project will be consistent with this policy. 

MM.7.b.3 

Riparian Conservation 

BIO-4.1 Restrict Land Use in Stream Conservation Areas. A 
Stream Conservation Area (SCA) is established to protect 
the active channel, water quality and flood control functions, and 
associated fish and wildlife habitat values along streams. 
Development shall be set back to protect the stream and provide 
an upland buffer, which is important to protect significant 
resources that may be present and provides a transitional 
protection zone.  Best management practices1 shall be adhered to 
in all designated SCAs. Best management practices are also 
strongly encouraged in ephemeral streams not defined as SCAs.  
Exceptions to full compliance with all SCA criteria and standards 
may be allowed only if the following is true: 

1.  A parcel falls entirely within the SCA; or 

2.  Development on the parcel entirely outside the SCA either is 
infeasible or would have greater impacts on water quality, 
wildlife habitat, other sensitive biological resources, or other 
environmental constraints than development within the SCA. 

SCAs are designated along perennial, intermittent, and ephemeral 
streams as defined in the Countywide Plan Glossary. Regardless of 
parcel size, a site assessment is required where incursion into an 
SCA is proposed or where full compliance with all SCA criteria 
would not be met. An ephemeral stream is subject to the SCA 
policies if it: (a) supports riparian vegetation for a length of 100 
feet or more, and/or (b) supports special-status species and/or a 

Consistent.  Though the project would result in new structures within the 
established SCA setbacks the Master Plan Amendment, as a whole, is 
consistent with the SCA policies and furthers overall site compliance with 
the SCA objectives by: 

Relocating and removing four existing structures that are located within the 
SCA to a location where they would be at least 100 feet from Spirit Rock 
Creek and over 50 feet from riparian vegetation; 

Amend the Spirit Rock Master Plan to extinguish previously approved 
development rights that would otherwise allow construction of buildings 
within the SCA; and 

Using cantilevered bridge structures at all new drainage crossings. 
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sensitive natural community type, such as native grasslands, 
regardless of the extent of riparian vegetation associated with the 
stream.  For those ephemeral streams that do not meet these 
criteria, a minimum 20-foot development setback should be 
required.  SCAs consist of the watercourse itself between the tops 
of the banks and a strip of land extending laterally outward from 
the top of both banks to the widths defined below (see Figure 2-2). 
The SCA encompasses any jurisdictional wetland or unvegetated 
other waters within the stream channel, together with the adjacent 
uplands, and supersedes setback standards defined for WCAs. 
Human-made flood control channels under tidal influence are 
subject to the Bayland Conservation policies. The following 
criteria shall be used to evaluate proposed development projects 
that may impact riparian areas: 

Coastal, Inland Rural, and Baylands Corridors: 
For all parcels, provide a development setback on each side of the 
top of bank that is the greater of either (a) 50 feet landward from 
the outer edge of woody riparian vegetation associated with the 
stream or (b) 100 feet landward from the top of bank. An 
additional setback distance may be required based on the results 
of a site assessment. A site assessment may be required to confirm 
the avoidance of woody riparian vegetation and to consider site 
constraints, presence of other sensitive biological resources, 
options for alternative mitigation, and determination of the precise 
setback. Site assessments will be required and conducted pursuant 
to Program BIO-4.g, Require Site Assessment. SCAs shall be 
measured as shown in Figure 2-2.  Allowable uses in SCAs in any 
corridor consist of the following, provided they conform to zoning 
and all relevant criteria and standards for SCAs: 

1. Existing permitted or legal nonconforming structures or 
improvements, their repair, and their retrofit within the 
existing footprint; 

2. Projects to improve fish and wildlife habitat; 

3. Driveway, road and utility crossings, if no other location is 
feasible; 

4. Water-monitoring installations; 
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5. Passive recreation that does not significantly disturb native 
species; 

6. Necessary water supply and flood control projects that 
minimize impacts to stream 

7. function and to fish and wildlife habitat; 

8. Agricultural uses that do not result in any of the following: 

9. The removal of woody riparian vegetation; 

10. The installation of fencing within the SCA that prevents 
wildlife access to the riparian habitat within the SCA; 

11. Animal confinement within the SCA; and 

12. A substantial increase in sedimentation. 

BIO-4.2 Comply with SCA Regulations. Implement established 
setback criteria for protection of SCAs through established 
discretionary permit review processes and/or through adoption of 
new ordinances. Environmental review shall be required where 
incursion into an SCA is proposed and a discretionary permit is 
required. 

Consistent.  Through the Master Plan and environmental review process, 
the County has assured that the project complies with the SCA policies. 

 

BIO-4.4 Promote Natural Stream Channel Function. Retain and, 
where possible, restore the hydraulic capacity and natural 
functions of stream channels in SCAs.   Discourage alteration of 
the bed or banks of the stream, including filling, grading, 
excavating, and installation of storm drains and culverts. When 
feasible, replace impervious surfaces with pervious surfaces. 
Protect and enhance fish habitat, including through retention of 
large woody debris, except in cases where removal is essential to 
protect against property damage or prevent safety hazards. In no 
case shall alterations that create barriers to fish migration be 
allowed on streams mapped as historically supporting salmonids. 
Alteration of natural channels within SCAs for flood control 
should be designed and constructed in a manner that retains and 
protects the riparian vegetation, allows for sufficient capacity and 
natural channel migration, and allows for reestablishment of 
woody trees and shrubs without compromising the flood flow 
capacity where avoidance of existing riparian vegetation is not 
possible. 

Consistent with Mitigations Incorporated.  The project proposes to use 
existing road crossings, cantilevered bridges at all creek crossings, and to 
increase the distance between buildings and receiving waters to reduce 
flow rates and allow for more natural infiltration, proposes channel 
restoration improvements.  The project also proposes removal of a debris 
diversion berm and restoration of creek flow, and installation of three check 
dams.  Though these project components have the potential to restore 
natural creek functions consistent with this policy, they also have the 
potential to impact creek function by changing the course and direction of 
water movement.  By incorporating mitigation measures that require more 
detailed engineering and environmental analysis of proposed creek 
restoration work, the project can demonstrate that natural stream function 
would be retained or enhanced consistent with this policy. 

MM4.b & 
MM.4.e.2 
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BIO-4.5 Restore and Stabilize Stream Channels. Pursue stream 
restoration and appropriate channel redesign where sufficient 
right-of-way exists that includes the following: a hydraulic design, 
a channel plan form, a composite channel cross-section that 
incorporates low flow and bankfull channels, removal and control 
of invasive exotic plant species, and biotechnical bank 
stabilization methods to promote quick establishment of riparian 
trees and other native vegetation. 

Consistent with Mitigations Incorporated.  The project proposes removal of 
a debris diversion berm and restoration of creek flow, and installation of 
three check dams.  Though these project components have the potential to 
restore natural creek functions consistent with this policy, they also have the 
potential to impact creek function by changing the course and direction of 
water movement.  By incorporating mitigation measures that require more 
detailed engineering and environmental analysis of proposed creek 
restoration work, the project can ensure appropriate stream restoration and 
stabilization consistent with this policy. 

MM4.b & 
MM.4.e.2 

BIO-4.8 Reclaim Damaged Portions of SCAs. Restore damaged 
portions of SCAs to their natural state wherever possible, and 
reestablish as quickly as possible any herbaceous and woody 
vegetation that must be removed within an SCA, replicating the 
structure and species composition of indigenous native riparian 
vegetation. 

Consistent with Mitigations Incorporated.  The project proposes to 
increase the previously approved separation between site improvements 
and drainage channels.  The increased separation will allow space for 
natural drainage to occur and for upland vegetation to reestablish.  The 
project also proposes to implement a creek restoration program that would 
likely include stabilization measures to prevent erosion.  The project also 
proposes removal of a debris diversion berm and restoration of creek flow, 
and installation of three check dams.  Though these project components 
have the potential to restore natural creek functions consistent with this 
policy, they also have the potential to impact creek function by changing 
the course and direction of water movement.  By incorporating mitigation 
measures that require more detailed engineering and environmental 
analysis of proposed creek restoration work, the project can ensure 
appropriate stream restoration and stabilization consistent with this policy. 

MM4.b & 
MM.4.e.2 

BIO-4.13 Provide Appropriate Access in SCAs. Ensure that public 
access to publicly owned land within SCAs respects the 
environment, and prohibit access if it will degrade or destroy 
riparian habitat. Acquire public lands adjacent to streams where 
possible to make resources more accessible and usable for passive 
recreation, and to protect and enhance streamside habitat. 

Consistent.  The project proposes minor modifications to existing Open 
Space easements that would maintain or increase public ownership of 
environmentally sensitive lands. 

 

BIO-4.14 Reduce Road Impacts in SCAs. Locate new roads and 
roadfill slopes outside SCAs, except at stream crossings, and 
consolidate new road crossings wherever possible to minimize 
disturbance in the SCA. Require spoil from road construction to be 
deposited outside the SCA, and take special care to stabilize soil 
surfaces. 

Consistent with mitigations incorporated.  The project proposes to make 
use of existing roads and paths to minimize the number of creek crossings, 
and to use cantilevered bridges for future creek crossings.  Mitigation 
measures require a SWPPP that includes establishing spoils management 
and stabilization measures to protect SCAs. 

MM.4.c.1 

BIO-4.15 Reduce Wet Weather Impacts. Ensure that Consistent with mitigations incorporated.  Mitigation measures require a MM.4.c.1 
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development work adjacent to and potentially affecting SCAs is 
not done during the wet weather or when water is flowing 
through streams, except for emergency repairs, and that disturbed 
soils are stabilized and replanted, and areas where woody 
vegetation has been removed are replanted with suitable species 
before the beginning of the rainy season. 

SWPPP that includes wet weather practices designed to protect SCAs. 

BIO-4.16    Regulate Channel and Flow Alteration. Allow 
alteration of stream channels or reduction in flow volumes only 
after completion of environmental review, commitment to 
appropriate mitigation measures, and issuance of appropriate 
permits by jurisdictional agencies based on determination of 
adequate flows necessary to protect fish habitats, water quality, 
riparian vegetation, natural dynamics of stream functions, 
groundwater recharge areas, and downstream users. 

Consistent.  Through preparation of this environmental document, the 
County is ensuring that the project is consistent with this policy. 

 

BIO-4.18 Promote the Use of Permeable Surfaces When 
Hardscapes Are Unavoidable in the 
SCA and WCA. Permeable surfaces rather than impermeable 
surfaces shall be required wherever feasible in the SCA and WCA. 

Consistent.  The project proposes installation of permeable surfaces at the 
proposed overflow parking area and adjacent to existing and proposed 
roadways to allow for infiltration and more natural drainage patterns. 

 

BIO-4.19 Maintain Channel Stability. Applicants for development 
projects may be required to prepare a hydraulic and/or 
geomorphic assessment of on-site and downstream drainageways 
that are affected by project area runoff. This assessment should be 
required where evidence that significant current or impending 
channel instability is present, such as documented channel bed 
incision, lateral erosion of banks (e.g., sloughing or landsliding), 
tree collapse due to streambank undermining and/or soil loss, or 
severe in-channel sedimentation, as determined by the County. 

Consistent. The applicant proposes to relocate improvements away from 
existing creek channels, and to employ cantilevered bridge crossings to 
avoid work within the creek channel.  The County’s discretionary review 
process will ensure that more detailed analysis and plans are submitted at 
subsequent stages of plan development to demonstrate that channel stability 
is maintained. 

 

BIO-4.20 Minimize Runoff. In order to decrease stormwater 
runoff, the feasibility of developing a peak stormwater 
management program shall be evaluated to provide mitigation 
opportunities such as removal of impervious surface or increased 
stormwater detention in the watershed. 

Consistent.  The project proposes installation of permeable surfaces at the 
proposed overflow parking area and adjacent to existing and proposed 
roadways to allow for infiltration and more natural drainage patterns. 

 

Healthy Watersheds 

WR-1.1 Protect Watersheds and Aquifer Recharge. Give high 
priority to the protection of watersheds, aquifer-recharge areas, 

Consistent.  The proposed project would not substantially increase the area 
of impervious surfaces on the project site, and would continue to maintain 
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and natural drainage systems in any consideration of land use. the majority of the site in a natural state, preserving the natural drainage 
system and allowing for continued recharge of the aquifer. 

WR-1.2 Restore and Enhance Watersheds. Support watershed 
restoration efforts, coordinate County watershed activities with 
efforts by other groups, and simplify permit acquisition for 
watershed restoration and enhancement projects. 

Consistent.  In the past, the property owner has worked with the Marin 
County Resource Conservation District to stabilize portions of the “Spirit 
Rock” creek channel.  The project proposes to implement a Resource 
Protection Plan that would continue this practice. 

 

WR-1.3 Improve Infiltration. Enhance water infiltration 
throughout watersheds to decrease accelerated runoff rates and 
enhance groundwater recharge. Whenever possible, maintain or 
increase a site’s predevelopment infiltration to reduce downstream 
erosion and flooding. 

Consistent.  The project proposes installation of permeable surfaces at the 
proposed overflow parking area and adjacent to existing and proposed 
roadways to allow for infiltration and more natural drainage patterns. 

 

WR-1.4 Protect Upland Vegetation. Limit development and 
grazing on steep slopes and ridgelines in order to protect 
downslope areas from erosion and to ensure that runoff is 
dispersed adequately to allow for effective infiltration. 

Consistent.  The existing Development Area Boundary (DAB) was 
established to locate development on the lower, more gently sloped 
portions of the project site.  The project would preserve the majority of the 
existing DAB to continue protecting uplands on the site, and would make 
minor adjustments to accommodate primarily at grade or underground 
improvements on level or gently sloping portions of the site. 

 

Clean Water 

WR-2.1 Reduce Toxic Runoff. Reduce the volume of urban runoff 
from pollutants — such as pesticides from homes, golf courses, 
cleaning agents, swimming pool chemicals, and road oil — and of 
excess sediments and nutrients from agricultural operations. 

Consistent.  The operations of a spiritual retreat do not require extensive 
use of toxins, pesticides, or chemicals.  To the extent that such substances 
are used, they must be stored, applied and disposed of in accordance with 
governing legal requirements, thereby reducing the likelihood of toxic 
runoff. 

 

WR-2.3 Avoid Erosion and Sedimentation. Minimize soil erosion 
and discharge of sediments into surface runoff, drainage systems, 
and water bodies. Continue to require grading plans that address 
avoidance of soil erosion and on-site sediment retention. Require 
developments to include on-site facilities for the retention of 
sediments, and, if necessary, require continued monitoring and 
maintenance of these facilities upon project completion. 

Consistent.  By increasing the separation between existing and approved 
improvements and on-site drainage channels, the project will increase the 
infiltration area between impervious surfaces and water channels, and 
return runoff to sheet flow before it enters drainage channels.  The project 
also proposes installation of permeable surfaces at the proposed overflow 
parking area and adjacent to existing and proposed roadways to allow for 
infiltration and more natural drainage patterns. 

 

Safety from Seismic and Geologic Hazards 

EH-2.1 Avoid Hazard Areas. Require development to avoid or 
minimize potential hazards from earthquakes and unstable ground 

Consistent.  The existing Development Area Boundary (DAB) was designed 
to locate improvements on the lower elevations of the project site in areas 
of comparative stability.  For areas within the DAB that exhibit instability, 
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conditions.  the project proposes to relocate existing and previously approved structures 
to avoid, or increase, or provide greater separation from slides. 

Safety from Flooding and Inundation 

EH-3.2 Retain Natural Conditions. Ensure that flow capacity is 
maintained in stream channels and floodplains, and achieve flood 
control using biotechnical techniques instead of storm drains, 
culverts, riprap, and other forms of structural stabilization. 

Consistent.  With the exception of previously approved creek crossings, the 
project proposes to use cantilevered bridges at all creek crossings to avoid 
in channel improvements that could alter natural flows or reduce the 
capacity of drainage channels to convey water. 

 

Environmental Hazards 

EH-4.1 Limit Risks to Structures. Ensure that adequate fire 
protection is provided in new development and when 
modifications are made to existing structures. 

Consistent.  The Marin County Fire Department maintains a station in close 
proximity to the project site.  Vehicle access and fire flow to the project site 
are adequate to support fire protection services to planned improvements. 

 

EH-4.2 Remove Hazardous Vegetation. Abate the buildup of 
vegetation around existing structures or on vacant properties that 
could help fuel fires. (See also Natural Systems and Agriculture 
Element, BIO-1.4, Support Vegetation and Wildlife Disease 
Management Programs). 

Consistent.  The Urban Wildland Interface (UWI) requirements of the Marin 
County Code establish fire safety and defensible space requirements that the 
project site must conform with to ensure adequate vegetatation 
management to reduce fire hazards. 

 

Reduction of Vehicle-Generated Pollutants 

AIR-3.1 Institute Transportation Control Measures. Support a 
transportation program that reduces vehicle trips, increases 
ridesharing, and meets or exceeds the Transportation Control 
Measures recommended by BAAQMD in the most recent Clean 
Air Plan to reduce pollutants generated by vehicle use. 

Consistent.  The project proposes a Traffic Management Plan as part of the 
Resource Protection Plan for Spirit Rock that includes plans to increase 
carpooling, scheduling events to avoid periods of high traffic volume, and 
increased use of bicycling, walking and transit to get access to the site. 

 

Minimize of Contributions to Greenhouse Gasses 

AIR-1.2  Meet Air Quality Standards. Seek to attain or exceed the 
more stringent of federal or State Ambient Air Quality Standards 
for each measured pollutant (Figure 2-13). 

Consistent.  Annual emissions of GHGs resulting from the project would be 
below the BAAQMD threshold of 1,100 metric tons per year.. 

 

AIR-4.1  Reduce Greenhouse Gas Emissions. Adopt practices that 
promote improved efficiency and energy management 

Consistent.  The project proposes to install additional photovoltaic services 
to the site, and improve energy efficiency through proposed building 
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technologies; shift to low-carbon and renewable fuels and zero 
emission technologies. 

orientation and construction practices are intended to reduce reliance on 
traditional gas and electric service.  Estimates are that solar power could 
provide as much as 75% of the project site energy needs. 

AIR-4.2 Foster the Absorption of Greenhouse Gases. Foster and 
restore forests and other terrestrial ecosystems that offer significant 
carbon mitigation potential. 

Consistent.  By retaining existing oak, bay, and buckeye trees, and retaining 
the majority of the site in a natural condition, the project will support the 
absorption of greenhouse gases. 

 

Preservation of Open Space for the Benefit of the Environment and Marin Residents 

OS-2.5 Support Open Space Efforts in the Inland Rural Corridor. 
Targeted lands in the Inland Rural Corridor include the following: 

Ridgelands defining the San Geronimo Valley. 
Includes Pine Mountain Ridge westward from White Hill, and the 
lands between Loma Alta and Samuel P. Taylor State Park. The 
Open Space District has acquired substantial acreage here in the 
past decade. 

Consistent.  The project proposes to retain the majority of existing Open 
Space Easements on the project site, and to increase the Open Space area 
from 370.7 acres to 370.9 acres through minor boundary adjustments. 

 

Trail Network Preservation and Expansion 

TRL-1.1 Protect the Existing Countywide Trail System. Maintain 
the existing countywide trail system and protect the public’s right 
to access it. 

Consistent.  The project would retain existing arrangements for providing 
public access on the project site. 

 

TRL-1.2 Expand the Countywide Trail System. Acquire additional 
trails to complete the proposed countywide trail system, providing 
access to or between public lands and enhancing public trail use 
opportunities for all user groups, including multi-use trails, as 
appropriate. 

Consistent.  The project proposes to retain the existing pedestrian and 
equestrian easement for future trail use that would connect Roy’s Redwoods 
and the Flanders Ranch consistent with the Marin Countywide Plan.   

 

TRL-1.3 Facilitate Public Dedication of Trails. Seek the voluntary 
dedication or sale of trail easements and/or the improvement of 
trails on lands traversed by trails shown on the Marin Countywide 
Trails Plan maps. 

Consistent.  The project proposes to retain the existing pedestrian and 
equestrian easement for future trail use that would connect Roy’s Redwoods 
and the Flanders Ranch consistent with the Marin Countywide Plan.  The 
project also proposes a property exchange with the Open Space District.  
Through the land exchange, the Open Space District has an opportunity to 
seek voluntary dedication of a trail easement. 

 

Preservation of Agricultural Lands and Resources 

AG-1.2 Encourage Contractual Protection. Facilitate agricultural 
conservation easements, land conservation and Farmland Security 
Zone contracts, and transfer of development rights between 

Consistent.  The project would preserve the existing Marin Agricultural 
Land easement on the project site. 
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willing owners when used to preserve agricultural lands and 
resources. 

AG-1.3 Preserve Agricultural Zoning. Maintain very low density 
agricultural zoning in the Inland Rural and Coastal corridors to 
support land-extensive agricultural production and discourage 
conversion to non-agricultural uses. 

Consistent.  The majority of the project site would remain subject to the 
terms and conditions of Open Space and Marin Agricultural Land Trust 
easements that allow for open space and agricultural activity.   

 

AG – 1.7 Limit Ancillary Non-Agricultural Land Uses. Require 
non-agricultural land uses on agricultural lands to be ancillary to 
and compatible with agricultural land uses, agricultural 
production, and the rural character of the area, and to enhance the 
economic viability of agricultural operations. 

Consistent.  The proposed Development Area Boundary would retain over 
90% of the project site as open undeveloped land for open space and 
agricultural activities, and site development on the lower elevations of the 
property where it is predominantly screened from off-site views to preserve 
the scenic attributes of the site. 

 

Balanced Communities 

CD-2.5    Locate Housing Near Activity Centers. Provide housing 
near jobs, transit routes, schools, shopping areas, and recreation to 
discourage long commutes and lessen traffic congestion. 

Consistent.  Project housing provides relatively short-term lodging for 
visitors to Spirit Rock who are participating in meditation retreats, classes, 
and trainings that occur entirely on-site.  Accordingly, the housing will 
contribute very little to commute traffic or congestion, or make use of 
transit, schools or shopping. 

 

CD-2.8 Limit Development in Resource or Hazard Areas. 
Discourage development in areas with high natural resource value 
or threats to life or property, and restrict development in such 
areas to minimize adverse impacts. 

Consistent.  The project proposes to modify the Development Area 
Boundary and the location of proposed improvements to increase 
separation from areas with high natural resource value and areas of unstable 
soils. 

 

CD-5.1  Assign Financial Responsibility for Growth. Require new 
development to pay its fair share of the cost of public facilities, 
services, and infrastructure, including but not limited to 
transportation, incremental water supply, sewer and wastewater 
treatment, solid waste, flood control and drainage, schools, fire 
and police protection, and parks and recreation. Allow for 
individual affordable housing projects to be exempted from the 
full cost of impact fees, subject to meeting specified criteria. 

Consistent.  The proposed project does not change or intensify the 
allowable land uses or land use intensity established by the Countywide 
Plan, nor extend any roads or other infrastructure.  The proposed project 
does not result in the need for new or physically altered governmental 
facilities.   

 

CD-5.2  Correlate Development and Infrastructure. For health, 
safety, and general welfare, new development should occur only 
when adequate infrastructure is available, consistent with the 
following findings: 

a.  Project-related traffic will not cause the level of service 

Consistent.  As discussed in greater detail in Section ____ of the Initial 
Study, off-site infrastructure is adequate to provide vehicle access, water 
services, and a portion of the electric services.  The application materials 
demonstrate that on-site infrastructure will be adequate to provide sewage 
disposal, gas services, a portion of the electrical services, and that roads and 
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established in the circulation element to be exceeded (see 
TR-1.e). 

b. Any circulation improvements or programs needed to 
maintain the established level of service standard have been 
programmed and funding has been committed. 

c. Environmental review of needed circulation improvement 
projects or programs has been completed. 

d. The time frame for completion of the needed circulation 
improvements or programs will not cause the established 
level of service standard to be exceeded.  

e. Wastewater, water (including for adequate fire flows), and 
other infrastructure improvements will be available to serve 
new development by the time the development is 
constructed. 

water supply are adequate to allow for the provision of emergency services. 

Land Use Categories 

CD-8.5 Establish Agricultural Land Use Categories. Agriculture 
land use categories are established to preserve and protect a 
variety of agricultural uses, and to enable the potential for 
agricultural production and diversification. Historically, 60 acres 
has been the minimum parcel size for most agricultural lands in 
the county. Various policies regarding agricultural productivity, 
water availability, effects on water quality, and other factors 
govern the subdivision of such lands, along with the intensities 
described below.  The effect is that subdivisions of agricultural 
lands are rare. The following Agricultural land use categories are 
established: 

Agriculture 2. This land use category is established for agricultural 
uses, including nonresidential structures necessary for agricultural 
operations at a floor area ratio (FAR) of .01 to .091, and housing 
with a density of one dwelling unit per 10 to 30 acres. 

Consistent.  At build-out, the project would preserve over 90% of the 
project site for open space and agricultural activities, and development 
would result in the construction of 76,484 square feet of facilities on a 
409.3 acre site for a Floor Area Ratio of less than 0.01%.  Residential 
activity would occur as congregate living and cannot be converted into 
dwelling units per acre. 

 

Design 

DES-1.1  Address Design at the Community Level. Use 
community plans to regulate building design and protect key 
resources. Encourage cities and towns to address design issues. 

Consistent.  The San Geronimo Valley Community Plan establishes policies 
that address aesthetic issues.  As discussed in the Community Plan policy 
section of this table, the project is consistent with the San Geronimo Valley 
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Community Plan. 

DES-1.2  Protect Rural Character. Ensure that development in 
rural areas is consistent with local design and scale and does not 
detract from the open character of the landscape. 

Consistent.  The proposed Development Area Boundary (DAB) will ensure 
that site improvements remain screened from off-site locations, do not 
interfere with views to surrounding ridgelines, and do not conflict with the 
scenic values of the site.   

 

DES-4.1    Preserve Visual Quality. Protect scenic quality and 
views of the natural environment — including ridgelines and 
upland greenbelts, hillsides, water, and trees — from adverse 
impacts related to development. 

Consistent.  The proposed Development Area Boundary (DAB) will ensure 
that site improvements remain screened from off-site locations, do not 
interfere with views to surrounding ridgelines, and do not conflict with the 
scenic values of the site.   

 

Housing 

HS-3.2    Require Contributions for Workforce Housing from 
Nonresidential Uses. Require specific nonresidential development 
project proposals to contribute to the provision of affordable 
workforce housing, such the provision of housing on-site, or other 
alternatives of equal value. 

Consistent.  Housing for much of the Spirit Rock workforce (teachers and 
staff) is provided on-site.   

 

HS-3.3    Develop Employee Housing. Work with employers 
developing larger projects to ensure local housing opportunities 
for their employees, and engage employers to find ways to 
provide housing assistance as part of their employee packages. 
Developers of major projects in mixed-use areas will be 
encouraged to consider and propose housing where feasible. 

Consistent.  Housing for Spirit Rock employees (teachers and staff) is 
available on-site. 

 

Transportation 

TR-1.4    Share the Costs for Improvements. Require new 
development to pay or otherwise improve its fair share of the 
transportation system impacts. 

Consistent.  No off-site improvements have been identified as being 
necessary to accommodate the transportation system demand generated by 
the project.  Through the entitlement process, the County can ensure that 
the project pays for any necessary monitoring and reporting on 
transportation issues. 

 

TR-1.5    Require Necessary Transportation Improvements. 
Require necessary transportation improvements to be in place, or 
otherwise guaranteed to result in their timely installation, before 
or concurrent with new developments. In evaluating whether a 
transportation improvement is necessary, the County shall 
consider alternatives to the improvement consistent with Policy 
TR-1.1, Manage Travel Demand, and the extent to which the 

Consistent.  No transportation improvements are needed to support the 
proposed project.  The project sponsor proposes to implement a 
Transportation Management Plan that would be in place prior to expansion 
of facilities or changes in operations that have the potential to result in 
impact. 
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improvement will offset the traffic impacts generated by proposed 
and expected development and restore acceptable traffic levels of 
service. 

Noise 

NO-1.1   Limit Noise from New Development. Direct the siting, 
design, and insulation of new development to ensure that 
acceptable noise levels are not exceeded. 

Consistent.  The proposed Development Area Boundary (DAB) would keep 
buildings setback from Sir Francis Drake Boulevard (the primary source of 
noise near the project site), and screened by existing land forms to attenuate 
sound and ensure that people are not exposed to unacceptable levels of 
noise.  Similarly, the DAB would cluster development in a portion of the 
project site that is located several hundred feet from any property line and 
that is screened by existing land forms to ensure that activities at the site 
would not contribute to noise levels in the community in a detrimental way. 

 

Public Facilities 

PFS-3.1 Reduce Toxics in Wastewater. Minimize the potential for 
pollution to water and other resources from sewage treatment. 

Consistent.  The project proposes to replace most of the existing sewage 
disposal system with a new, up to current code system that will be subject 
to operations and management oversight.  This facilities upgrade will 
minimize the potential for wastewater pollution. 

 

PFS-3.2    Promote Alternative Wastewater Systems. Enhance 
water quality through use of alternative wastewater treatment 
methods. 

Consistent.  The project proposes to capture grey water from showers and 
laundry facilities for reuse on-site in order to reduce demand for wastewater 
disposal. 

 

PFS-3.3    Reduce Storm Water Volume. Implement appropriate 
upstream water-saving technologies to reduce storm water 
volumes and increase percolation. Increase permeable surfaces 
and encourage on-site percolation to reduce storm water volume 
and potential overflow of wastewater treatment facilities. 

Consistent.  The project proposes installation of permeable surfaces at the 
proposed overflow parking area and adjacent to existing and proposed 
roadways to allow for infiltration and more natural drainage patterns. 

 

HAR-1.1 Preserve Historical Resources. Identify archaeological 
and historical resource sites. 

Consistent.  The project sponsor has generated reports evaluating historic, 
prehistoric, and archaeological resources at the project site.   

 

HAR-1.2   Document Historical Information. Provide documents, 
photographs, and other historical information whenever possible 
to be catalogued in the Anne T. Kent California Room in the 
Marin County Free Library. 

Consistent.  The project sponsor has generated reports evaluating historic, 
prehistoric, and archaeological resources at the project site.  These reports 
should not be made available for general consumption in order to ensure 
protection of archaeological sites.  The only historic reference identified 
was to a segment of the historical NPCRR that is recorded adjacent to the 
project site and will not be affected by the proposed Master Plan 
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amendments. 

HAR-1.3 Avoid Impacts to Historical Resources. Ensure that 
human activity avoids damaging cultural resources. 

Consistent.  The project proposes to modify Development Area Boundaries 
to protect known archaeological resources on-site. 

 

Policy ER-1.2 Protection of Natural Resources. Areas where 
significant natural resources and features are identified shall be 
protected through appropriate land use policies and regulations. 
These resources include but are not limited to: wildlife habitat, 
vegetative cover, prominent open view areas and viewsheds, 
ridgelines, wetlands, watershed areas and creek zones, rock 
outcroppings, trails and open space. 

Consistent.  The project proposes a Development Area Boundary (DAB) 
that will preclude development in a wetland area that had previously been 
approved for development, maintain separation between improvements and 
archaeological resources, and locate development on the lower elevations 
of the property where it will be screened from off-site locations by existing 
land forms and vegetation.  The project also proposes to relocate previously 
approved structures and improvements so that they maintain a greater 
separation from riparian corridors than had been previously approved. 

 

Program CD-1.2h Ridgelines. Ridgelines, including flat grassy 
meadows on the top of ridges, shall be protected and 
development shall be consistent with the Design Criteria for Ridge 
and Upland Greenbelt areas set forth in the 1994 Countywide 
Plan Policies EQ 3.18 through EQ 3.20. 

Consistent.  The project proposes a Development Area Boundary (DAB) 
that will locate development on the lower elevations of the property and off 
of ridgelines.  The proposed DAB will also ensure that future development 
won’t interfere with views of ridge and upland greenbelt areas. 

 

Policy ER-1.3 Protection of Ridgelines. Ridgelines, including flat 
grassy meadows on the top of ridges, shall be protected and 
development shall be consistent with the Design Criteria set forth 
in the Countywide Plan Policies EQ 3.18 through EQ 3.20. 

Consistent.  The project proposes a Development Area Boundary (DAB) 
that will locate development on the lower elevations of the property and off 
of ridgelines.  The proposed DAB will also ensure that future development 
won’t interfere with views of ridge and upland greenbelt areas. 

 

Policy ER-1.5 Minimize Surface Runoff Impacts. Watershed 
management for the San Geronimo Creek drainage should 
emphasize criteria for developing residential units, businesses, 
equestrian facilities, agricultural operations, and roads to 
minimize adverse effects of surface runoff. 

Consistent.  The proposed project would not substantially increase the area 
of impervious surfaces on the project site, and would continue to maintain 
the majority of the site in a natural state, preserving the natural drainage 
system and allowing for continued recharge of the aquifer. 

The project also proposes to increase the separation between existing and 
approved improvements and on-site drainage channels, thereby increasing 
the infiltration area between impervious surfaces and water channels. The 
project also proposes installation of permeable surfaces at the proposed 
overflow parking area and adjacent to existing and proposed roadways to 
allow for infiltration and more natural drainage patterns. 

 

Policy ER-1.7 Use of Native Plant Landscaping. Encourage the 
use of native plants to preserve the rural character of the Valley 
and to support wildlife needs. Landscaping which changes the 
historical character of viewsheds and open space is discouraged. 

Consistent.  The project proposes to retain most of the site in the existing 
condition, and to implement a Resource Protection Plan includes invasive 
species management.  Standard County requirements related to using 
drought tolerant, fire-safe, native species will be applied to subsequent 
development plan and design review applications to ensure adherence to 
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this policy. 

Policy ER-1.8 Tree Preservation. The intent of this policy is to 
protect, where possible, the populations, groves, and heritage 
specimens of native tree species. These species include, but are 
not limited to coast live oak, redwood, and madrone, and habitat 
for resident and migratory wildlife species that they support. 
Native trees should be protected from removal or destruction; 
(removal may be necessary for fire safety purposes). If trees must 
be removed in order to permit reasonable development, the 
County should require the installation of fire resistive native trees 
when appropriate for the site conditions (particularly with regard 
to fire safety). 

Consistent with Mitigations Incorporated.  The project has been designed 
so that the modified development area generally avoids dense stands 
existing mature trees.  MacNair and Associates prepared an Arborist Report 
that indicates that the proposed relocation of previously approved structures 
away from riparian and woodland areas would increase tree protection and 
reduce vegetation management requirements around buildings.  The project 
would, however, result in the removal of trees that are eligible for 
protection.  This is a potentially significant impact unless mitigated. 

MM.1.a & 
MM.7.b.2 

Policy ER 1.12 Exotic Species. The planting of aggressive exotic 
species (such as broom and pampas grass) should be avoided and 
removal of these exotic species is encouraged. 

Consistent.  The project proposes to implement a Resource Protection Plan 
includes invasive species management.  Standard County requirements 
related to using drought tolerant, fire-safe, native species will be applied to 
subsequent development plan and design review applications to ensure 
adherence to this policy. 

 

Policy ER-2.1 Protect Creekside Environment. The county should 
continue to protect the creekside environment by implementation 
of the Streamside Conservation Policies EQ-2.1 through EQ 2.40 
in the Environmental Quality Element of the Countywide Plan. 

Consistent.  The project proposes to relocate previously approved structures 
and improvements so that they maintain a greater separation from riparian 
corridors than had been previously approved. 

 

Policy ER-2.4 Protect Aquatic Habitat. Landowners should be 
encouraged to employ sound land management practices which 
protect habitat necessary for aquatic life including the coho 
salmon, steelhead trout and California freshwater shrimp. 

Consistent.  The project proposes to relocate previously approved structures 
and improvements so that they maintain a greater separation from riparian 
corridors than had been previously approved.  The project also proposes 
installation of permeable surfaces at the proposed overflow parking area 
and adjacent to existing and proposed roadways to allow for infiltration and 
more natural drainage patterns.  These physical improvements will increase 
the area of infiltration between improvements and drainage channels to 
improve site drainage and water quality.   

 

Policy CD-3.1 Energy Conservation Improvements. Promote 
energy conservation improvements in existing residential and 
commercial buildings. 

Consistent.  The project proposes to install additional photovoltaic services 
to the site, and improve energy efficiency through proposed building 
orientation and construction practices are intended to reduce reliance on 
traditional gas and electric service.  Estimates are that solar power could 
provide as much as 75% of the project site energy needs 

 

Policy CD-3.4 Water Conservation. Promote water conservation Consistent.  The project proposes to capture grey water from showers and  
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devices and encourage use of approved gray water systems. laundry facilities for reuse on-site. 

Policy ER-4.1 Construction noise. All new development shall 
include efforts to minimize construction noise. The type of 
construction, site location, and noise sensitivity will determine the 
hours of construction. The conditions of approval will specify 
hours for staging and type of construction activities. Noise control 
features, such as silencers, ducts, and mufflers, shall be used on 
loud equipment. Special consideration shall be given to 
homeowners who perform their own work. 

Consistent.  Temporary increases in noise levels would be associated with 
construction, but the site development area is located more than 0.25 miles 
from the nearest adjoining land use and construction activity would not 
violate existing noise standards. 

 

Policy CD-1.1 Protection of Natural Site Amenities. All land use 
decisions within the Planning Area will take into consideration the 
protection and preservation of unique natural site amenities 
including hillsides, ridges, water courses, stands of significant 
trees, rock outcroppings and other natural features which reinforce 
the character of the San Geronimo Valley. 

Consistent.  The project proposes a Development Area Boundary (DAB) 
that will locate development on the lower elevations of the property where 
it will be screened from off-site locations by existing land forms and 
vegetation.  The DAB will ensure that development does not encroach on 
views of the geologic formation known as “Spirit Rock”, or detract from 
view of the ridge and upland greenbelt. 

The project also proposes to relocate previously approved structures and 
improvements so that they maintain a greater separation from riparian 
corridors than had been previously approved. 

 

Policy CD-1.2 Maintain the Rural Character of the Valley. New 
commercial or residential development shall be designed to 
maintain the rural character of the Valley. The County Community 
Development Agency shall review development proposals 
submitted for design review for consistency with the programs 
listed below. 

Consistent.  The proposed Development Area Boundary would retain over 
90% of the project site as open undeveloped land for open space and 
agricultural activities, and site development on the lower elevations of the 
property where it is predominantly screened from off-site views to preserve 
the scenic attributes of the site. 

 

Policy CD-1.7 Intensity of Development. Allowable uses and 
intensity of development in the San Geronimo Valley Community 
Plan area should protect natural features, open views, farming, 
and character of the rural villages. 

Consistent.  The proposed Development Area Boundary would retain over 
90% of the project site as open undeveloped land for open space and 
agricultural activities, and site development on the lower elevations of the 
property where it is predominantly screened from off-site views to preserve 
the scenic attributes of the site.  Proposed development is low intensity 
development and, at build-out, would result in a floor area ratio of less than 
0.01%. 

 

Policy CD-1.8 Utility Lines. The siting of utility lines should take 
into consideration safety issues as well as visual impacts. 

Consistent.  The project proposes installing new utility connections 
underground. 

 

Policy CD-1.10 Multiple Building Projects. Repetitive design in 
multiple building projects should be avoided. Variation of detail, 

Consistent.  The project proposes to develop improvements over time.  
Changes in aesthetic values and operational needs over time will result in 
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form (bulk, height, mass, and scale), and siting should be used to 
provide visual interest.  The clustering of buildings to protect 
views and preserve open space is encouraged. 

diverse building forms.  The function of various buildings will also 
influence building form so that architecture is varied.  Proposed buildings 
are located so that they are primarily visible from within the project 
compound, thereby ensuring that any design repetition would not be visible 
from off-site locations.   

Policy CD-1.12 Minimize Access Points and Visual Impacts. The 
number of new access points to Sir Francis Drake Boulevard 
should be minimized and views of the Valley from Sir Francis 
Drake Boulevard should be preserved to the extent feasible. 

Consistent.  The project proposes to continue using the one existing access 
point to the project site, and would not result in additional connections to 
Sir Francis Drake Boulevard. 

 

Policy CD-2.1 Protection of Historical Landmarks. Consistent 
with Countywide Plan policies, historical landmarks and buildings 
should be preserved. 

Consistent.  There are no historic buildings on the project site.  The San 
Geronimo Valley Community Plan identifies Spirit Rock (the geologic 
formation) as a local landmark and symbol of the Valley.  The project 
would establish a Development Area Boundary to ensure that no 
improvements would be placed near, or in the view corridor of Spirit Rock. 

 

Policy CD-2.2 Archaeological Sites. Through conditions of project 
approval, the County Community Development Agency shall 
ensure that development does not impact archaeological sites. 

Consistent.  The project proposes to modify Development Area Boundaries 
to protect known archaeological resources on-site. 

 

Policy CD-6.1 Development Outside Village Areas. Very low 
densities shall be required in areas outside of village boundaries, 
to maintain open views, protect natural resources, minimize 
health and safety hazards, and protect farming operations. 

Consistent.  The proposed Development Area Boundary would cluster 
development on the lower elevations of the property where it is 
predominantly screened by natural topographic features to preserve the 
scenic attributes and rural character of the site. 

 

Policy CD-6.3 Large Parcels. Development of large parcels shall 
respect the environmentally sensitive nature of the site. 

Consistent.  The project would preserve over 90% of the site for open space 
and agricultural activities, would cluster development on the lower portions 
of the site where it is screened from off-site vantage points by existing land 
forms and vegetation, and increases the separation between proposed 
improvements and riparian corridors and slides. 

 

Policy CD-7.1 Trails and Open Space. Assure a network of trails 
throughout the valley within and between the villages, on the 
ridges and valley floor and from valley to ridges providing 
recreational opportunities. 

Consistent.  The project proposes to retain the existing pedestrian and 
equestrian easement for future trail use that would connect Roy’s Redwoods 
and the Flanders Ranch consistent with the Marin Countywide Plan.   

 

Policy T-2.1 Off-Street Parking. New development shall be 
required to provide offstreet parking based on projected need. 

Consistent.  The project proposes to supplement existing on-site parking 
with an overflow area that could be used to accommodate special events.  
The application also proposes a traffic management plan to limit vehicular 
access to the site thereby reducing parking demand. 
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Policy T-3.1 Roadway Design and Community Character. All 
roadway improvements must be designed to preserve and 
enhance the rural character of the Planning Area. 

Consistent.  The project proposes to make use of existing roadways to gain 
access from Sir Francis Drake Boulevard to the project site. 

 

Policy T-3.2 Roadway Design and Natural Resources. All new 
roadway improvements should be designed to minimize grading 
and associated impacts of surface runoff and pollutants. 

Consistent.  The project proposes to make use of existing roadways to gain 
access from Sir Francis Drake Boulevard to the project site.  The project also 
proposes to make use of permeable surfaces adjacent to the roadway and in 
the overflow parking area to allow for infiltration and reduce surface runoff 
and pollutants. 

 

Policy T-5.1 Traffic Studies. Traffic studies which are undertaken 
for development projects in the San Geronimo Valley should take 
into consideration impacts beyond the immediate Planning Area 
particularly Sir Francis Drake Boulevard through San Anselmo. 
Existing traffic studies may be utilized for information necessary to 
complete this portion of the analysis. 

Consistent.  The traffic analysis prepared for this project included analysis 
of cumulative conditions outside of the San Geronimo Valley. 

 

Policy T-5.4 Access to Sir Francis Drake Boulevard. New 
development shall be designed to have a limited number of access 
points to Sir Francis Drake Boulevard. 

Consistent.  The project proposes to make use of existing roadways to gain 
access from Sir Francis Drake Boulevard to the project site. 

 

Policy T-6.1 User Conflicts. Street design shall provide increased 
safety between pedestrians, bicycles and motorized vehicle traffic. 
Controls would include but not be limited to striping, wider road 
shoulders, removal of sight line obstructions, signing, and 
appropriate speed limits. 

Consistent.  The project would not alter the existing design or configuration 
of public streets, introduce additional access points on Sir Francis Drake 
Boulevard, or install improvements that would interfere with existing sigh-
lines. 

 

Policy T-6.2 Trails. The County should support development of a 
diverse system of pedestrian, hiking, equestrian, and bicycle trails 
between villages and connecting to the County Trail system, 
Samuel P. Taylor State Park, and Marin Municipal Water District 
lands. The design and location of trails shall ensure minimal 
impact to habitat and wildlife corridors and maintain privacy and 
security of residents. 

Consistent.  The project proposes to retain the existing pedestrian and 
equestrian easement for future trail use that would connect Roy’s Redwoods 
and the Flanders Ranch consistent with the Marin Countywide Plan.  The 
project also proposes a property exchange with the Open Space District.  
Through the land exchange, the Open Space District has an opportunity to 
seek voluntary dedication of a trail easement. 

 

Policy CF-1.1 Recreational Opportunities. The County should 
encourage the establishment of public open spaces within each of 
the villages for recreational use. 

Consistent.  The project proposes to retain the majority of existing Open 
Space Easements on the project site, and to increase the Open Space area 
from 370.7 acres to 370.9 acres through minor boundary adjustments. 

 

Policy CF-1.4 Access to Public Lands. Public access points to 
Marin Municipal Water District lands that include the Kent Lake 

Consistent.  The project proposes to retain the existing open space and 
pedestrian and equestrian easement on the project site.   
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Watershed, and Marin County Open Space District lands should 
be maintained for recreational, cultural and environmental 
educational purposes. Such access should not infringe upon the 
privacy of existing or future residents. 

Policy NH-3.1 Restriction of Development. The Community 
Development Agency and the Department of Public Works should 
ensure that construction of buildings for human occupancy be 
restricted to a very low density residential use in those portions of 
the Planning Area designated Zone 3 or Zone 4 on the slope 
stability index. 

Consistent:  The project proposes development at the low end of the 
development intensity range allowed by the Countywide Plan, and 
proposes to relocate previously approved buildings out of areas where 
slides are known to exist. 

 

Policy NH-3.2 Mitigation of Geologic Hazards. Development 
proposed in areas of geologic hazards, should not be endangered 
by nor contribute to the hazardous conditions on the site, or on 
adjoining properties. The County should only approve new 
development in the areas of identified geologic hazards if the 
hazards can be reduced to suitable levels by appropriate 
mitigation measures. 

Consistent:  The project proposes to relocate previously approved buildings 
out of areas where slides are known to exist.  By preparing this IS/MND, the 
County is ensuring that potential geologic hazards are mitigated to a less 
than significant level. 

 

Policy NH-3.3 Geotechnical Studies. Projects proposed for areas 
designated Zone 3 or Zone 4 in stability and landslide potential or 
in areas possessing similar stability characteristics shall be 
evaluated by the Department of Public Works prior to 
consideration of site design or use. The evaluation should include 
the structural foundation engineering of the actual site, the impact 
of the project on adjacent lands, as well as impacts of off-site 
conditions on the site itself. The applicant is responsible for 
submitting required reports. 

Consistent:  The project site is comprised primarily of Zone 1 or 2, with the 
exception of the upper Hermitage area which is Zone 3.  The project 
proposes to modify the Development Area Boundary to increase separation 
between improvements and areas of known instability.  Compliance with 
the requirements of the CDC, Marin County Building and Safety Division, 
would result in compliance with this policy. 

 

Policy NH-3.4 Debris Avalanche Landslide Hazards. 
Development sites in slope stability Zones 1 through 3 that may 
be affected by debris avalanche landslides, should be subject to 
special studies. Slope stability zones should be reevaluated by a 
Certified Engineering Geologist during site specific investigation. 
Based upon such investigations, the slope stability zones in some 
areas may be upgraded or downgraded. 

Consistent.  The geotechnical analysis of this site did not identify any debris 
landslide hazards that could impact the project. 

 

Policy NH-3.5 Grading in Geologic Hazard Areas. In areas where 
slopes are steep (greater than 20%), significant landscape changes 
on the contouring should be preceded by a detailed geologic 

Consistent:  The project proposes to relocate previously approved buildings 
out of areas where the steepness of the slope is approaching the stability 
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investigation. limits of the underlying geologic material. 

Policy AG-1.1 Protection of Prime Soils and Strategic Local 
Farmlands. An emphasis shall be placed on the identification and 
preservation of prime soils wherever they occur as well as non-
prime soils with significant agricultural potential. 

Consistent.  The California Department of Conservation Division of Land 
Resources Protection published a map of “Marin County Important 
Farmland 2008” that indicates there are no Prime Farmlands, Farmlands of 
Statewide Importance or Unique Farmlands located on the project site.  The 
site does contain grazing land in the upland portions of the site, and 
Farmland of Local Importance located in the pasture adjacent to Sir Francis 
Drake Boulevard.  The project proposes to retain more than 90% of the site, 
including all of the Farmland of Local Importance, within Open Space or 
Marin Agricultural Land Trust easements and to maintain these easement 
areas in an undeveloped condition for open space and agricultural uses. 

 

Policy AG-1.5 Identify Water Sources to Support Agriculture. 
Community residents and property owners should be encouraged 
to conserve and reclaim water. Consider development of wells for 
agricultural use in accordance with all the rules and regulations 
set forth by the State Water Resources Control Board and the 
County Department of Environmental Health. 

Consistent.  The project proposes to capture grey water from showers and 
laundry facilities for reuse on-site. 

 

Policy CD-2.1 Protection of Agricultural Activities. Agricultural 
activities are encouraged both for the production of food and 
fiber, and for the maintenance of the rural character of the Valley.  
Intensive agricultural activities to provide local food sources 
should be encouraged. 

Consistent.  The project proposes to retain more than 90% of the site, 
including all of the Farmland of Local Importance, within Open Space or 
Marin Agricultural Land Trust easements and to maintain these easement 
areas in an undeveloped condition for open space and agricultural uses. 
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MEMORANDUM 
 
 
 
 
Date:  June 15, 2010 
 
To:  Scott Davidson, PMC 
 
From:  David Parisi, P.E., Pairsi Associates 
   
Subject: Independent Review of July 2008 “Spirit Rock Meditation Center  
  Transportation Study” 
 
 
Purpose 

Parisi Associates Transportation Consulting was retained by PMC, a contractor to the County of 
Marin, to independently review the Robert L. Harrison report titled “Spirit Rock Meditation 
Center Transportation Study” amended in July 2008 and to update its assumptions, 
methodologies and findings, as appropriate, consistent with the current proposal for the Spirit 
Rock site.  The following provides Parisi Associates’ independent review of eight elements of the 
July 2008 “Spirit Rock Meditation Center Transportation Study.” 
 
Parisi Associates’ work plan is provided in Appendix A.  New vehicle trip generation, intersection 
level-of-service, and parking analysis worksheets are attached in Appendix B.  The July 2008 
“Spirit Rock Meditation Center Transportation Study” is included in Appendix C.  
 
1. Compare the report’s “Project Description” with the current proposal for the Spirit 

Rock site. 

The existing and projected occupancy levels and days of use shown in the July 1008 report 
(see Appendix C, Table 8, “Average Annual Existing and Projected Activity Levels and 
Average Daily Trip Generation”) have been updated to be consistent with the revised peak 
occupancy levels and days of use per the Initial Study.  Please see Appendix B, “Occupancy 
Levels and Estimated Vehicle Trip Generation, Existing Conditions vs. Projected 2023 
Conditions.” 
 
In addition, the 1998 Master Plan Approval conditions have been provided.  Please see 
Appendix B, “Occupancy Levels and Estimated Vehicle Trip Generation, 1988 Master Plan 
Approval Conditions vs. Projected 2023 Conditions.” 

 



Spirit Rock Transportation and Parking Review, June 2010  Page 2 

2. Review the report’s trip generation, distribution, and assignment assumptions and 
independently evaluate the project’s trip generation, distribution and assignment. 

The July 2008 report’s vehicle trip generation estimates have been updated to reflect revised 
existing and future occupancy levels and days of use.  The vehicle trip generation estimates 
were adjusted to match Spirit Rock driveway traffic counts from July and August 2006.  The 
revised vehicle trip generation approach was approved by the Marin County Traffic Engineer 
assigned to this project. 
 
As shown in Appendix B, “Occupancy Levels and Estimated Vehicle Trip Generation, 
Existing Conditions vs. Projected 2023 Conditions”, on weekdays (non-Mondays) Spirit Rock 
currently generates about 245 daily vehicle trips.  With the project (“Projected 2023 
Conditions”), about 312 daily vehicle trips are projected.  This is a 27.4% increase over 
existing conditions.   
 
On Mondays when there are night classes, Spirit Rock generates about 564 daily vehicle trips.  
Of the 564 daily vehicle trips, about 320 occur on Monday nights.  This is estimated to 
increase to 369 nightly trips, or a 15.3% increase over existing conditions. 
 
On weekends Spirit Rock currently generates about 230 daily vehicle trips.  With the project, 
about 294 daily vehicle trips are projected.  This is a 27.8% increase over existing conditions. 
 
The maximum number of people expected on-site during an Open House or Special Event is 
1,600 people.  This would be equivalent to about 1,143 vehicles if all trips were by vehicle, 
including carpooling (i.e., no buses, shuttles, or walking and bicycling). 
 
Based on a review of Spirit Rock driveway counts, 7.3% of Spirit Rock’s weekday traffic 
accesses or egresses Spirit Rock during the p.m. peak hour of traffic on Sir Francis Drake 
Boulevard (5:00 to 6:00 p.m.).  Assuming a consistent ratio of peak period to daily traffic 
under project conditions, the project would generate five additional p.m. peak hour trips 
(7.3% of 67 new daily trips).  However, to be consistent with the conservative approach used 
in the July 2008 report, it was instead assumed that the project would generate a 27.4% 
increase over existing peak hour vehicle trips, or an increase of 10 additional p.m. peak hour 
trips (27.4% of 35 existing peak trips). 
 
On weekends 8.0% of Spirit Rock’s traffic accesses or egresses the site during the weekend 
peak hour of traffic on Sir Francis Drake Boulevard (4:00 to 5:00 p.m.).  Assuming a 
consistent ratio of peak period to daily traffic under project conditions, the project would 
generate five additional p.m. peak hour trips (8.0% of 64 new daily trips).  Constant with the 
conservative approach used in the July 2008 report, however, it was instead assumed that the 
project would generate a 27.8% increase over existing peak hour vehicle trips, or an increase 
of 11 additional weekend peak hour trips (27.8% of 40 existing peak trips). 
 
Traffic associated with Monday night classes would increase by about 15.3% over existing 
conditions, as discussed above.  For example, on late Monday nights the number of vehicles 
leaving Spirit Rock and turning left (westbound-to-southbound) from Sir Francis Drake 
Boulevard to Railroad Avenue would increase from about 169 vehicles to 195 vehicles. 
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Based on the revised trip generation estimates discussed above, peak hour trips were 
distributed to the study intersections using the vehicle origin information provided in the July 
2008 report (see Table 7, “Spirit Rock Center Vehicle Trip Origins”).  This vehicle origin 
information is credible as it was based on actual surveys of persons destined for Spirit Rock. 
 
As part of the independent review, estimates were also made in regards to the number of 
vehicle trips for projected 2023 conditions compared to the 1988 Master Plan Approval 
conditions.  Please see Appendix B, “Occupancy Levels and Estimated Vehicle Trip 
Generation, 1988 Master Plan Approval Conditions vs. Projected 2023 Conditions.” 
 
Compared to traffic levels that would be anticipated under 1988 Master Plan Approval 
conditions, the project would result in about 171 additional weekday (non-Monday) vehicle 
trips, or a 121% increase. 
 
On Mondays when there are night classes, the project would result in about 201 additional 
nightly trips compared to 1988 Master Plan Approval conditions, or a 120% increase. 
 
The project would result in about 161 more trips on weekends compared to 1988 Master 
Plan Approval conditions, or a 120% increase. 
 
According to the 1988 Master Plan Approval conditions, the maximum number of people 
allowed on-site during an Open House or Special Event is 150 people.  This would be 
equivalent to about 107 vehicles if all trips were by vehicle, including carpooling (i.e., no 
buses, shuttles, or walking and bicycling).  The project would generate about 1,143 vehicle 
trips, an increase of about 1,036 vehicle trips, or a 968% increase. 
 

3. Confirm the report’s cumulative land use assessment and independently verify the 
cumulative project list based on discussions with County staff. 

Based upon a review of the Marin County Community Development Agency’s Property 
Development Summary, the July 2008 report, and correspondence with County staff, the 
cumulative land use assumptions discussed in the July 2008 report are appropriate.  These 
consist of the Grandi Building development in Point Reyes Station, the Harriman Lodge 
development in Olema, and expected residential infill development in the San Geronimo 
Valley and areas to the west. 

 
4. Review the report’s intersection level of service calculations and results and 

independently evaluate the project’s effect on intersection service levels. 

New intersection level of service calculations were conducted using Synchro to reflect the 
revised traffic projections.  The results of the revised level of service calculations are provided 
in Appendix A, “Intersection Level of Service.” 
 
Compared to the July 2008 report, the revised analysis resulted in the same level of service 
letter designations (i.e., A, B, C and D) for the study intersections.  Therefore, the 
conclusions reached in the July 2008 report regarding intersection operations were confirmed. 
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The July 2008 report evaluated level of service at two intersections: Sir Francis Drake 
Boulevard at Railroad Avenue and Sir Francis Drake Boulevard at San Geronimo Valley 
Drive.  For the purposes of independent review, the Sir Francis Drake Boulevard/Spirit Rock 
driveway was added for level of service analysis. See Appendix A, “Intersection Level of 
Service.”  It was determined that the stop sign-controlled right-turn from Spirit Rock’s 
driveway to westbound Sir Francis Drake Boulevard operates at level of service “B” and the 
permitted left-turn from eastbound Sir Francis Drake Boulevard into the Spirit Rock 
driveway operates at level of service “A.” 
 
The July 2008 report did not include level of service analysis for intersections during open 
houses or special events at Spirit Rock.  It is recommended that a detailed Transportation 
Management Plan be required as a mitigation measure and that the plan include program 
descriptions, incentives, and metrics.  See below for more information. 
 

5. Review the report’s parking analysis and results and independently evaluate the 
project’s effect on parking. 

The July 2008 report documented existing on-site parking demands during peak periods, 
including weekday (10 a.m.), weekend (11 a.m.), and during Monday night class (see 
Appendix C, Table 5, “Spirit Rock Center Parking Counts”).   
 
New parking demand forecasts for project conditions were developed as part of the 
independent analysis, as shown in Appendix B, “Parking Conditions.”  New forecasts were 
developed to reflect the revised trip generation forecasts.  Consistent with the conservative 
approach used in the July 2008 report, the growth in parking demand was assumed to be 
directly related to the project’s increase in vehicle trips.  Constant with the trip generation 
approach described previously, it was assumed that weekday peak parking demand would 
increase by 27.4% (41 spaces) over existing conditions and weekend peak parking demand 
would increase by 27.8% (39 spaces) compared to existing conditions.  It was assumed that 
Monday night class parking demand would increase by 15.3% (31 spaces) over existing 
conditions. 
 
There are currently 271 on-site parking spaces.  The proposed project would add a 50-space 
on-site overflow parking lot, providing a total of 321 on-site parking spaces. 
 
With the project, during the weekday peak period of parking demand there would be a 
surplus of about 130 parking spaces.  There would be a surplus of about 140 parking spaces 
during the peak weekend period.  During Monday night classes there would be a surplus of 
about 88 parking spaces. 
 
The July 2008 report did not include an on-site parking analysis during open houses or special 
events at Spirit Rock.  It is recommended that a detailed Transportation Management Plan be 
required as a mitigation measure and that the plan include program descriptions, incentives, 
and metrics.  See below for more information. 
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6. Review the report’s project impact assessment and recommend mitigation 
measures and independently evaluate and recommend additional potential 
mitigation measures. 

The July 2008 report recommended that a NO U TURN sign be installed on westbound Sir 
Francis Drake Boulevard at Railroad Avenue to further discourage motorists from making U-
turns and instead to use the advised exit route from Spirit Rock to eastbound Sir Francis 
Drake Boulevard, i.e., right-turn from Spirit Rock driveway onto westbound Sir Francis 
Drake Boulevard, left-turn from Sir Francis Drake Boulevard to Railroad Avenue, left-turn 
from Railroad Avenue to San Geronimo Valley Drive, and right-turn from San Geronimo 
Valley Drive to eastbound Sir Francis Drake Boulevard.  This measure is also recommended 
as part of the independent analysis. 
 
In addition, it is recommended that improved wayfinding signage be provided along Railroad 
Avenue and San Geronimo Valley Drive to clearly designate the advisory route and to reduce 
potential confusion and wrong turns on Woodacre streets by Spirit Rock drivers. 
 
The length of the existing deceleration lane serving westbound Sir Francis Drake traffic 
turning right at the Spirit Rock driveway is less than standard dimensions.  The deceleration 
lane should be lengthened to meet standard design conditions. 
 
The July 2008 report recommended the development of a Transportation Management Plan.  
Such a plan would be important for day-to-day use and particularly for managing open house 
and special events.  More discussion on the Transportation Management Plan is provided 
below. 
 

7. Review the report’s traffic signal warrant analysis and left-turn assessment and 
independently evaluate the project’s potential need for a traffic signal and for a 
left-turn lane. 

The July 2008 report performed an analysis to determine if a separate left-turn lane on 
eastbound Sir Francis Drake Boulevard at the Spirit Rock driveway would be warranted.  The 
updated analysis conducted as part of the independent review resulted in similar traffic 
projections as those forecast in the July 2008 report.  The warrant analysis method used in 
the July 2008 report is valid.  The July 2008 report concluded that a separate left-turn lane is 
not warranted.  This conclusion is confirmed by the independent analysis.  
 
The July 2008 report also included an assessment to determine if a traffic signal would be 
warranted at the Sir Francis Drake Boulevard and Railroad Avenue intersection.  The updated 
analysis resulted in similar traffic projections as those forecast in the July 2008 report.  The 
warrant analysis method used in the July 2008 report is consistent with the California Manual 
on Uniform Traffic Control Devices.  The July 2008 report concluded that a traffic signal is 
not warranted based on the peak hour volume warrant.  This conclusion is confirmed by the 
independent analysis. 
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8. Review the report’s recommended Transportation Management Plan, evaluate its 
potential effectiveness and potential impacts, and recommend mitigation measures, 
as necessary. 

The July 2008 report introduces potential elements for a Transportation Management Plan, 
including increased carpooling to and from Spirit Rock, managing the schedule of events to 
avoid the times of highest traffic volumes on Sir Francis Drake Boulevard, and increased use 
of bicycles, walking and transit. 
 
While the proposed Spirit Rock project would not result in any significant impact to traffic or 
parking based on proposed regular operations, it is possible that large events such as open 
houses or special events could result in significant impacts without the adherence of a 
detailed and mandatory Transportation Management Plan. 
 
The July 2008 report’s outline of a Transportation Management Plan should be expanded 
into a detailed plan including program descriptions (e.g., carpool matching program, 
communication plan, schedule of neighborhood meetings), incentives (e.g., fees and 
discounts to encourage carpooling, bus use, bicycling and walking), and metrics (e.g., mode 
targets, level of service at key intersections during open house or special events, parking 
limits).   
 
The Transportation Management Plan, updated annually, should include schedules of all 
open houses and special events and their estimated attendance and it should include details 
for traffic and parking management plans, including emergency access provisions. 
 
The Transportation Management Plan should also include details on a cure period as well as 
penalties for non-adherence to plan goals and metrics. 
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Appendix A: Parisi Associates’ Work Plan 

 

Parisi Associates, a transportation planning and traffic engineering firm, was contracted with 
PMC to perform the following tasks: 

 Compare the report’s “Project Description” with the current proposal for the Spirit Rock 
site. 

 Review the report’s trip generation, distribution, and assignment assumptions and 
independently evaluate the project’s trip generation, distribution and assignment. 

 Comfirm the report’s cumulative land use assessment and independently verify the 
cumulative project list based on discussions with County staff. 

 Review the report’s intersection level of service calculations and results and 
independently evaluate the project’s effect on intersection service levels. 

 Review the report’s parking analysis and results and independently evaluate the project’s 
effect on parking. 

 Review the report’s project impact assessment and recommend mitigation measures and 
independently evaluate and recommend additional potential mitigation measures. 

 Review the report’s traffic signal warrant analysis and left-turn assessment and 
independently evaluate the project’s potential need for a traffic signal and for a left-turn 
lane. 

 Review the report’s recommended Transportation Management Plan, evaluate its 
potential effectiveness and potential impacts, and recommend mitigation measures, as 
necessary. 

 Consult with County traffic engineer and prepare the Transportation and Parking section 
of the Initial Study. 
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Appendix B:   Revised Occupancy Levels and Vehicle Trip Generation, 
Intersection Level of Service, and Parking Conditions Results 



EXISTING CONDITIONS PROJECTED 2023 CONDITIONS

Percent

Unadjusted Adjusted Unadjusted Adjusted Increase

Staff, Faculty, and Overnight Visitors Staff, Faculty, and Overnight Visitors

Staff and Faculty 47 Staff and Faculty 35

     Days per Year 365     Days per Year 324.5

     Avg. Veh. Occ. 1.1 85 89     Avg. Veh. Occ. 1.1 57 59

Visitors Overnight Visitors Overnight

Visitors on Retreat 162 Visitors on Retreat 142

     Days per Year 198     Days per Year 280

     Avg. Stay 5     Avg. Stay 5

     Avg. Veh. Occ. 1.26 28 29     Avg. Veh. Occ. 1.26 35 36

Visitors at Hermitage 18 Visitors at Hermitage 18

     Days per Year 365     Days per Year 351

     Avg. Stay 15     Avg. Stay 15

     Avg. Veh. Occ. 1.26 2 2     Avg. Veh. Occ. 1.26 2 2

Visitors for Day Use Visitors for Day Use

Non‐Resident Staff/Teachers Non‐Resident Staff/Teach 36

     Days per Year     Days per Year 238

     Avg. Veh. Occ.     Avg. Veh. Occ. 1.1 43 44

Daylong Class 125 Daylong Class 120

     Days per Year 85     Days per Year 208

     Avg. Veh. Occ. 1.57 37 39     Avg. Veh. Occ. 1.57 87 91

Daytime Class Daytime Class 40

     Days per Year     Days per Year 156

     Avg. Veh. Occ.     Avg. Veh. Occ. 1.29 27 28

Evening Class 125 Evening Class 65

     Days per Year 194     Days per Year 156

     Avg. Veh. Occ. 1.6 83 86     Avg. Veh. Occ. 1.6 35 36

Commuters on Retreat Commuters on Retreat 60

     Days per Year     Days per Year 60

     Avg. Veh. Occ.     Avg. Veh. Occ. 1.2 16 17

Weekday (Non‐Monday) Trips 235 245 Weekday (Non‐Monday) Trips 300 312 27.4%

Monday Night Class 238 Monday Night Class 275

     Avg. Veh. Occ. 1.4 340 320     Avg. Veh. Occ. 1.4 393 369 15.3%

Monday Trips 575 564 693 682

Weekend Trips 230 230 Weekend Trips 294 294 27.8%

Open House/Spc. Evts. 1600 Open House/Spc. Evts. 1600

     Avg. Veh. Occ. 1.4 1143 1143     Avg. Veh. Occ. 1.4 1143 1143 0.0%

Notes:

     Average weekday (non‐Monday) traffic count: 245 vehicles (8/1/06‐8/4/06; 8/8/06‐8/11/06)
     Peak Monday traffic count: 564 vehicles (7/31/06); non‐peak Monday traffic count: 338 vehicles (8/7/06)
     Average weekend traffic count: 230 vehicles (7/29/06‐7/30/06; 8/5/06‐8/6/06)

UsesUses

Daily Trips Daily Trips

SPIRIT ROCK MEDITATION CENTER

OCCUPANCY LEVELS AND ESTIMATED VEHICLE TRIP GENERATION

EXISTING CONDITIONS VS. PROJECTED 2023 CONDITIONS



1988 MASTER PLAN APPROVAL CONDITIONS PROJECTED 2023 CONDITIONS

Percent

Unadjusted Adjusted Unadjusted Adjusted Increase

Staff, Faculty, and Overnight Visitors Staff, Faculty, and Overnight Visitors

Staff and Faculty 40 Staff and Faculty 35

     Days per Year 365     Days per Year 324.5

     Avg. Veh. Occ. 1.1 73 76     Avg. Veh. Occ. 1.1 57 59

Visitors Overnight Visitors Overnight

Visitors on Retreat 150 Visitors on Retreat 142

     Days per Year 198     Days per Year 280

     Avg. Stay 5     Avg. Stay 5

     Avg. Veh. Occ. 1.26 26 27     Avg. Veh. Occ. 1.26 35 36

Visitors at Hermitage Visitors at Hermitage 18

     Days per Year     Days per Year 351

     Avg. Stay     Avg. Stay 15

     Avg. Veh. Occ.     Avg. Veh. Occ. 1.26 2 2

Visitors for Day Use Visitors for Day Use

Non‐Resident Staff/Teachers Non‐Resident Staff/Teach 36

     Days per Year     Days per Year 238

     Avg. Veh. Occ.     Avg. Veh. Occ. 1.1 43 44

Daylong Class 125 Daylong Class 120

     Days per Year 85     Days per Year 208

     Avg. Veh. Occ. 1.57 37 39     Avg. Veh. Occ. 1.57 87 91

Daytime Class Daytime Class 40

     Days per Year     Days per Year 156

     Avg. Veh. Occ.     Avg. Veh. Occ. 1.29 27 28

Evening Class Evening Class 65

     Days per Year     Days per Year 156

     Avg. Veh. Occ.     Avg. Veh. Occ. 1.6 35 36

Commuters on Retreat Commuters on Retreat 60

     Days per Year     Days per Year 60

     Avg. Veh. Occ.     Avg. Veh. Occ. 1.2 16 17

Weekday (Non‐Monday) Trips 136 141 Weekday (Non‐Monday) Trips 300 312 121.3%

Monday Night Class 125 Monday Night Class 275

     Avg. Veh. Occ. 1.4 179 168     Avg. Veh. Occ. 1.4 393 369 119.6%

Monday Trips 314 309 693 682

Weekend Trips 133 133 Weekend Trips 294 294 121.0%

Open House/Spc. Evts. 150 Open House/Spc. Evts. 1600

     Avg. Veh. Occ. 1.4 107 107     Avg. Veh. Occ. 1.4 1143 1143 968.2%

SPIRIT ROCK MEDITATION CENTER

OCCUPANCY LEVELS AND ESTIMATED VEHICLE TRIP GENERATION

Daily Trips Daily Trips

Uses Uses

1988 MASTER PLAN APPROVAL CONDITIONS VS. PROJECTED 2023 CONDITIONS



WEEKDAY CONDITIONS

Intersection Movement LOS Delay LOS Delay LOS Delay LOS Delay

Railroad Avenue

     Northbound Left C 18.9 C 19.2 C 22.5 C 23.0

     Northbound Right B 10.4 B 10.4 B 10.9 B 10.9

     Westbound Left A 8.2 A 8.2 A 8.4 A 8.4

Spirit Rock

     Southbound Right B 11.1 B 11.2 B 11.7 B 11.8

     Eastbound Left A 0.0 A 0.0 A 0.0 A 0.0

San Geronimo Vly Dr

     Northbound L‐R B 10.5 B 10.7 B 11.0 B 11.2

     Westbound Left A 8.1 A 8.2 A 8.3 A 8.4

WEEKEND CONDITIONS

Intersection Movement LOS Delay LOS Delay LOS Delay LOS Delay

Railroad Avenue

     Northbound Left C 21.4 C 22.1 D 25.2 D 26.1

     Northbound Right B 12.6 B 12.6 B 13.3 B 13.3

     Westbound Left A 9.0 A 9.0 A 9.3 A 9.3

Spirit Rock

     Southbound Right B 10.2 B 10.2 B 10.4 B 10.5

     Eastbound Left A 0.0 A 0.0 A 0.0 A 0.0

San Geronimo Vly Dr

     Northbound L‐R B 13.5 B 13.7 B 14.5 B 14.6

     Westbound Left A 8.9 A 8.9 A 9.1 A 9.1

MONDAY NIGHT FOLLOWING

MAJOR CLASS DISMISSAL

Intersection Movement LOS Delay LOS Delay

Railroad Avenue

     Northbound Left D 28.6 D 34.3

     Northbound Right A 9.0 A 9.0

     Westbound Left A 8.4 A 8.6

Northbound Left Turn Queue

     95% Queue Length
     Design Length

Cumulative + Project

Existing

Existing

+ Project

Existing + Project

SPIRIT ROCK MEDITATION CENTER

INTERSECTION LEVEL OF SERVICE

Existing Cumulative

Cumulative

+ ProjectCumulative

1.16 vehicles 1.36 vehicles
2 vehicles2 vehicles

Existing

Existing + Project



Existing Existing Parking

Day Existing Project + Project Existing Project + Project Surplus

Weekday 150 41 191 271 50 321 130

Weekend Day 142 39 181 271 50 321 140

Monday Night Class 202 31 233 271 50 321 88

Parking SupplyParking Demand

SPIRIT ROCK MEDITATION CENTER

PARKING CONDITIONS
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Appendix C: Spirit Rock Meditation Center Transportation Study, July 2008 
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APPENDIX D – SEPTIC ANALYSIS 

 
  









 
APPENDIX E – E-MAIL 
COMMUNICATIONS 

 


























